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1.0 INTRODUCTION 
 
The proposed project involves a the demolition of the existing 12,115 square foot Souplantation 
and related 1,609 square feet of outdoor patio area, replacing it with a 11,215 square foot multi-
tenant restaurant building with a total of 2,276 square feet of outdoor patio area.   
 
In accordance with the California Environmental Quality Act (CEQA) Guidelines, an Initial Study/ 
Negative Declaration (IS/ND) was prepared.   
 
The IS/ND was made available for public review and comment pursuant to CEQA Guidelines 
Section 15070.  The public review commenced on March 29, 2017 and concluded on April 17, 
2017.  The IS/ND and supporting attachments were available for review by the general public at:  
 

 The City of Costa Mesa Public Counter  
77 Fair Drive, Costa Mesa, CA 92626 
 

 Mesa Verde Library 
2969 Mesa Verde Drive, East, Costa Mesa, CA 92626 
 

 Costa Mesa/Donald Dugan Library  
1855 Park Avenue, Costa Mesa, CA 92627 

 

The IS/ND was also available for review on the City’s web site. 
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2.0 RESPONSE TO COMMENTS 

During the public review period, comments were received on the IS/ND from certain interested 
public agencies and private parties.  The following is a list of the persons, firms, or agencies that 
submitted comments on the IS/MND during the public review period: 

Comment 
Letter No. 

Person, Firm, or Agency Letter Dated 

1 
Johnson P. Abraham 
Brownsfields Restoration and School Evaluation Branch, 
Department of Toxic Substances Control 

April 5, 2017 

2 Keith and Lois Raffel 
April 3, 2017 and 

April 4, 2017 

3 
Ted Slater 
Development Manager 
LYON Living 

April 17, 2017

Although the CEQA Guidelines do not require a Lead Agency to prepare written responses to 
comments (see CEQA Guidelines Section 15088), the City has elected to prepare the following 
written responses with the intent of conducting a comprehensive and meaningful evaluation of 
the proposed project.  The number designations in the responses are correlated to the bracketed 
and identified portions of each comment letter. 
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Response No. 1 
 
Johnson P. Abraham 
Brownsfields Restoration and School Evaluation Branch,  
Department of Toxic Substances Control  
April 5, 2017 
 
 
1-1 According to First American, RealQuest Property Data, the existing on-site structure was 

constructed prior to 1978.  Thus, the potential for asbestos containing materials (ACM) 
and/or lead-based paints (LBPs) exists.  Demolition of the structure could expose 
construction personnel and the public to ACMs or LBPs.  Federal and State regulations 
govern the renovation and demolition of structures where ACMs and LBPs are present.  
All demolition that could result in the release of ACMs or LBPs must be conducted 
according to Federal and State standards.  Further, implementation of the proposed 
project would be required to comply with the City’s standard conditions of approval 
(Standard Condition 4.8-1 through Standard Condition 4.8-4) pertaining to identification 
and abatement of these materials prior to and during site demolition activities in order to 
ensure worker safety.  With implementation of Standard Conditions 4.8-1 through 4.8-4, 
impacts in this regard would be less than significant. No other hazardous wastes or 
substances are anticipated to be encountered. 

 
1-2 Please refer to Response 1-1. 
 
1-3 Due to the developed nature of the project site, implementation of the proposed project 

would not result in a change in the percentage of impervious surface at the site.  The 
project proposes site design Best Management Practices (BMPs), and Low Impact 
Development (LID) BMPs to treat on-site flows prior to discharging to the proposed storm 
drain system on-site and ultimately to the 30-inch storm drain along Adams Avenue.  The 
drainage design for the project site would meet the County of Orange Flood Control 
Standards and is capable of managing runoff from a 100-year storm.  The project would 
not result in a substantial change in topography that would alter or change flow patterns 
in the project area.  In addition, the project would incorporate landscaping features, which 
would assist in reducing the amount of storm water traveling off-site.  The existing 30-inch 
storm drain along Adams Avenue is anticipated to adequately service the runoff from the 
project site.  Based on the proposed storm drain system design capacity for the 100-year 
storm event, the project would not result in flooding on- or off-site.   

 
1-4 The project site is currently developed with an existing Souplantation restaurant.  As such, 

mercury may be present in existing major appliances (such as oven, stove, or microwave; 
refrigerator or freezer; water heater; air conditioner; or trash compactor), as well as lighting 
ballasts.  When these products are discarded, they become "universal waste."  California’s 
Universal Waste Rule allows individuals and businesses to transport, handle, and recycle 
certain common hazardous wastes, termed universal wastes, in a manner that differs from 
the requirements for most hazardous wastes.  The more relaxed requirements for 
managing universal wastes were adopted to ensure that they are managed safely and are 
not disposed of in the trash.   

 
 The hazardous waste regulations (Cal. Code Regs, tit. 22, div. 4.5, ch. 11 section 66261.9) 

identify seven categories of hazardous wastes that can be managed as universal wastes.  
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Any unwanted item that falls within one of these waste streams can be handled, 
transported, and recycled following the simple requirements set forth in the universal 
waste regulations (UWR) (Cal. Code Regs, tit. 22, div. 4.5, ch. 23).  With compliance with 
existing state regulations regarding Universal Waste, impacts in this regard are less than 
significant.   

 
1-5 The proposed project would not involve the export or import of soil. 
 
1-6 Development of the proposed project would not result in the disturbance of any known 

hazardous substances in soils or groundwater.  However, should unknown contamination 
be encountered during site disturbance activities, the contractor would be required to 
comply with the City’s practices, which requires the following: 

 
 Visual inspections for areas of impact to soil shall be conducted during site grading.  

If unknown or suspect materials are discovered during construction by the 
contractor that are believed to involve hazardous wastes or materials, the 
contractor shall: 

 

 Immediately stop work in the vicinity of the suspected contaminant, 
removing workers and the public from the area; 

 Notify the City Engineer and Costa Mesa Fire Department; 

 Secure the area(s) in question; and 

 Implement required corrective actions, including remediation if applicable.   
 
 With compliance with the City’s standard practices, impacts in this regard are less than 

significant.    
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Response No. 2 
 
Keith and Lois Raffel 
April 4, 2017 and April 5, 2017 
 
 
2-1 This comment is acknowledged.  The commenter does not raise new environmental 

information or directly challenge information provided in the Draft IS/ND.  The City of Costa 
Mesa will consider all comments on the proposed project.  No further response is 
necessary. 

 
 
 
 
  



mailto:TedSlater@lyonliving.com
mailto:WILLA.BOUWENS-KILLEEN@costamesaca.gov
www.lyonliving.com
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Response No. 3 
 
Ted Slater 
Development Manager 
LYON Living 
April 17, 2017 
 
 
3-1 This comment is acknowledged.  The commenter supports the proposed project and does 

not raise new environmental information or directly challenge information provided in the 
Draft IS/ND.  The City of Costa Mesa will consider all comments on the proposed project.  
No further response is necessary. 
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3.0 INVENTORY OF STANDARD CONDITIONS 
 

AESTHETICS 

 
Standard Conditions:   
 
SC 4.1.1 Prior to the issuance of Building Permits, the project Applicant shall submit a Lighting 

Plan and Photometric Study for the approval of the City’s Development Services 
Department.  The Lighting Plan shall demonstrate compliance with the following:   

 

 The mounting height of lights on light standards shall not exceed 18 feet in any 
location on the project site unless approved by the Development Services 
Director.  
 

 The intensity and location of lights on buildings shall be subject to the 
Development Services Director’s approval.   
 

 All site lighting fixtures shall be provided with a flat glass lens.  Photometric 
calculations shall indicate the effect of the flat glass lens fixture efficiency.  
 

 Lighting design and layout shall limit spill light to no more than 0.5-foot candle 
at the property line of the surrounding neighbors, consistent with the level of 
lighting that is deemed necessary for safety and security purposes on-site.  
 

 Glare shields may be required for select light standards.  
 

AIR QUALITY 

 
Standard Conditions:   
 
SC 4.3-1 All construction contractors shall comply with South Coast Air Quality Management 

District (SCAQMD) regulations, including Rule 403, Fugitive Dust.  All grading 
(regardless of acreage) shall apply best available control measures for fugitive dust in 
accordance with Rule 403.  To ensure that the project is in full compliance with 
applicable SCAQMD dust regulations and that there is no nuisance impact off the site, 
the contractor would implement each of the following: 

 

 Moisten soil not more than 15 minutes prior to moving soil or conduct whatever 
watering is necessary to prevent visible dust emissions from exceeding 100 
feet in any direction. 

 

 Apply chemical stabilizers to disturbed surface areas (completed grading 
areas) within five days of completing grading or apply dust suppressants or 
vegetation sufficient to maintain a stabilized surface. 
 

 Water excavated soil piles hourly or covered with temporary coverings. 
 

 Water exposed surfaces at least twice a day under calm conditions.  Water as 
often as needed on windy days when winds are less than 25 miles per day or 
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during very dry weather in order to maintain a surface crust and prevent the 
release of visible emissions from the construction site. 
 

 Wash mud‐covered tired and under‐carriages of trucks leaving construction 
sites. 
 

 Provide for street sweeping, as needed, on adjacent roadways to remove dirt 
dropped by construction vehicles or mud, which would otherwise be carried off 
by trucks departing project sites. 
 

 Securely cover loads with a tight fitting tarp on any truck leaving the 
construction sites to dispose of debris. 

 
SC 4.4-2 Existing mature trees shall be retained wherever possible.  Should it be necessary to 

remove existing trees, the Applicant shall submit a written request and justification to 
the Planning Division.  A report from a California licensed arborist may be required as 
part of the justification.  Replacement trees shall be of a size consistent with trees to 
be removed and may be required on a 1:1 basis.  This requirement shall be completed 
under the direction of the Planning Division. 

 
SC 4.3-3 Comply with the requirements of the 2016 California Building Code, 2016 California 

Residential Code, California Electrical Code, California Mechanical Code , California 
Plumbing Code, California Green Building Standards Code and  2016 California 
Energy Code (or the applicable adopted California Building Code, California 
Residential Code California Electrical Code, California Mechanical Code California 
Plumbing Code, California Green Building Standards and California Energy Code at 
the time of plan submittal) and California Code of Regulations also known as the 
California Building Standards Code, as amended by the City of Costa Mesa. 

 

BIOLOGICAL RESOURCES 

 
Standard Conditions:   
 
SC 4.4-1 The Applicant shall comply with the requirements of the California Department of Food 

and Agriculture (CDFA) to determine if red imported fire ants exist on the project site 
prior to any soil movement or excavation.  Call CDFA at (714) 708‐1910 for 
information. 

 
SC 4.4-2 Existing mature trees shall be retained wherever possible.  Should it be necessary to 

remove existing trees, the Applicant shall submit a written request and justification to 
the Planning Division.  A report from a California licensed arborist may be required as 
part of the justification.  Replacement trees shall be of a size consistent with trees to 
be removed and may be required on a 1:1 basis.  This requirement shall be completed 
under the direction of the Planning Division. 

 

  



  
 MESA VERDE IN-LINE SHOPS 

  Inventory of Standard Conditions  

 

 

 

City of Costa Mesa 15  April 2017  

CULTURAL RESOURCES 
 
Standard Conditions:   
 
SC 4.5-1 In the event that archaeological resources are encountered during grading and 

construction, all construction activities shall be temporarily halted or redirected to 
permit the sampling, identification, and evaluation of archaeological materials as 
determined by the City, who shall establish, in cooperation with the project Applicant 
and a certified archaeologist, the appropriate procedures for exploration and/or 
salvage of the artifacts. 

 
SC 4.5-2 In the event that paleontological resources are encountered during grading and 

construction operations, all construction activities shall be temporarily halted or 
redirected to permit a qualified paleontologist to assess the find for significance and, 
if necessary, develop a paleontological resources impact mitigation plan (PRIMP) for 
the review and approval by the City prior to resuming excavation activities. 

 
SC 4.5-3 If human remains are encountered, State Health and Safety Code Section 7050.5 

states that no further disturbance shall occur until the County Coroner has made a 
determination of origin and disposition pursuant to Public Resources Code Section 
5097.98.  The County Coroner must be notified of the find immediately.  If the remains 
are determined to be prehistoric, the Coroner will notify the Native American Heritage 
Commission (NAHC), which will determine and notify a Most Likely Descendant 
(MLD).  With the permission of the landowner or his/her authorized representative, the 
MLD may inspect the site of the discovery.  The MLD shall complete the inspection 
within 24 hours of notification by the NAHC.  The MLD may recommend scientific 
removal and nondestructive analysis of human remains and items associated with 
Native American burials. 

 

GEOLOGY AND SOILS 

 
Standard Conditions:   
 
SC 4.6-1 The Applicant shall comply with the requirements of the 2016 California Building Code, 

2016 California Residential Code, 2016 California Electrical Code, 2016 California 
Mechanical Code, 2016 California Plumbing Code, California Green Building 
Standards Code, and the 2016 California Energy Code (or the applicable adopted 
California Building Code, California Residential Code, California Electrical Code, 
California Mechanical Code, California Plumbing Code, California Green Building 
Standards, California Energy Code at the time of plan submittal), and California Code 
of Regulations also known as the California Building Standards Code, as amended by 
the City of Costa Mesa.  

 
SC 4.6-2 The Applicant shall submit a soils report for this project detailing the expansion 

potential of on-site soils, and recommendations to minimize any impacts from these 
soils.  The Soils Report recommendations shall be blueprinted on both the architectural 
and grading plans.  For existing soil or where fill are proposed, the Soils Report shall 
address how the existing soils or the new fill will be maintained to avoid future 
expansion of soils. 
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HAZARDS AND HAZARDOUS MATERIALS 

 
Standard Conditions:   
 
SC 4.8-1 Prior to demolition activities, removal and/or abatement of asbestos containing 

building materials, lead based paints, and hazardous materials associated with the 
existing building materials, an investigation shall be conducted by a qualified 
environmental professional in consultation with the Costa Mesa Fire Department.  An 
asbestos and hazardous materials abatement plan shall be developed by the qualified 
environmental professional, in order to clearly define the scope and objective of the 
abatement activities. 

 
SC 4.8-2 During demolition, grading, and excavation, workers shall comply with the 

requirements of Title 8 of the California Code of Regulations, Section 1529, which 
provides for exposure limits, exposure monitoring, respiratory protection, and good 

working practices by workers exposed to asbestos.  Asbestos‐contaminated debris 
and other wastes shall be managed and disposed of in accordance with the applicable 
provision of the California Health and Safety Code.   

 
SC 4.8-3 During demolition, grading, and excavation, workers shall comply with the 

requirements of Title 8 of the California Code of Regulations, Section 1532.1, which 
provides for exposure limits, exposure monitoring, respiratory protection, and good 

working practice by workers exposed to lead.  Lead‐contaminated debris and other 
wastes shall be managed and disposed of in accordance with the applicable provision 
of the California Health and Safety Code.   

 
SC 4.8-4 Prior to investigations, demolition, or renovation, all activities shall be coordinated with 

Dig Alert (811). 
 

HYDROLOGY AND WATER QUALITY 

 
Standard Conditions:   
 

SC 4.9‐1 In order to comply with the DAMP, the project shall prepare a Storm Drain Plan, 
Stormwater Pollution Prevention Plan (SWPPP), and Water Quality Management Plan 
(WQMP) conforming to the current National Pollution Discharge Elimination System 
(NPDES) requirements, prepared by a Licensed Civil Engineer or Environmental 
Engineer, which shall be submitted to the Department of Public Services for review 
and approval. 

 

 The SWPPP shall be prepared and updated as needed during the course of 
construction to satisfy the requirements of each phase of development.  The 
plan shall incorporate all necessary Best Management Practices (BMPs) and 
other City requirements to eliminate polluted runoff until all construction work 
for the project is completed.  The SWPPP shall include treatment and disposal 
of all dewatering operation flows and for nuisance flows during construction. 
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 A WQMP shall be maintained and updated as needed to satisfy the 
requirements of the adopted NPDES program.  The plan shall ensure that the 
existing water quality measures for all improved phases of the project are 
adhered to. 
 

 Location of the BMPs shall not be within the public right‐of‐way. 
 

NOISE 

 
Standard Conditions:   
 
SC 4.12-1 Noise‐generating construction activities, including truck traffic coming to and from the 

construction site for any purpose, shall be limited to between the hours of 7:00 am and 
7:00 pm on Mondays through Fridays; to between the hours of 9:00 a.m. and 6:00 p.m. 
on Saturdays; and shall not be permitted at any time on Sundays or federal holidays. 

 

PUBLIC SERVICES  

 
Standard Conditions:   
 
SC 4.14-1 Prior to the issuance of a Building Permit, the City of Costa Mesa Fire Department 

shall review and approve the developer’s project design features to assess compliance 
with the California Building Code and California Fire Code. 

 
SC 4.14‐2 Projections, including eaves, shall be one‐hour fire resistive construction, heavy timber 

or of noncombustible material if they project into the 5 feet setback area from the 
property line.  They may project a maximum of 12 inches beyond the 3 feet setback.  
California Residential Code Tables R302.1(1) and R302.1(2). 

 
SC 4.14‐3 The final plan for development of the project shall provide sufficient capacity for fire 

flows required by the City of Costa Mesa Fire Department. 
 

SC 4.14‐4 Vehicular access shall be provided and maintained serviceable throughout 
construction to all required fire hydrants. 

 
SC 4.14‐5 The project shall provide approved smoke detectors to be installed in accordance with 

the latest edition of the Uniform Fire Code. 
 
SC 4.14‐6 The project shall provide a fire alarm system. 
 
SC 4.14‐7 As final building plans are submitted to the City of Costa Mesa for review and approval, 

the Costa Mesa Police Department shall review all plans for the purpose of ensuring 
that design requirements are incorporated into the building design to increase safety 
and avoid unsafe conditions.  These measures focus on security measures are 
recommended by the Police Department, including but not limited to, the following: 

 

 Lighting shall be provided in open areas and parking lots, with a minimum 0.5-
footcandle as measured at the parking lot surface. 
 



  
 MESA VERDE IN-LINE SHOPS 

  Inventory of Standard Conditions  

 

 

 

City of Costa Mesa 18  April 2017  

 Required building address numbers shall be readily apparent from the street 
and rooftop building identification shall be readily apparent, if necessary, from 
police helicopters for emergency response agencies. 
 

 Landscaping requirements (e.g., minimize use of hedges, use of low height 
shrubs for greater visibility).  
 

 Emergency vehicle parking areas shall be designated within proximity to 
buildings.  
 

 Prior to the issuance of a Building Permit, the City of Costa Mesa Police 
Department shall review and approve the developer’s project design features 
to satisfy local requirements.  The Applicant shall then pay the appropriate fee 
in effect to mitigate the project’s proportionate impact to additional demands 
on police protection services, if any. 

 

UTILITIES AND SERVICE SYSTEMS 

 
Standard Conditions:   
 
SC 4.18‐1 Applicant would be required to construct sewers to serve the project, at his/her own 

expense, meeting the approval of the Costa Mesa Sanitary District. 
 

SC 4.18‐2 County Sanitation District fees, fixtures fees, inspection fees, and sewer permit are 
required prior to installation of sewer. 

 
SC 4.18‐3 The Applicant shall submit a plan showing sewer improvements that meets the District 

Engineer’s approval to the Building Division as part of the plans submitted for plan 
check. 

 

SC 4.18‐4 The Applicant would be required to contact the Costa Mesa Sanitary District to arrange 
final sign‐off prior to Certificate of Occupancy being released. 

 
SC 4.18‐5 The project Applicant would be required to coordinate with the Costa Mesa Sanitary 

District to comply with all recommended studies and improvements, prior to issuance 
of a building permit. 
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