EXHIBIT B TO
ATTACHMENT 1

Memorandum
Date: July 8, 2025
To: Christopher Yeager, Senior Planner

City of Costa Mesa

From: Cecilia So, Associate Director
FirstCarbon Solutions (FCS)

Subject: Responses to Comments for the Bear Street Residential Project in Costa Mesa,
California

FirstCarbon Solutions (FCS) is pleased to submit this Response to Comments memorandum for the
proposed Bear Street Residential Project (proposed project) in the City of Costa Mesa (City).

To date, the following letters have been received with regard to the proposed project:

e Letter A: Letter from Brent Millard (MILLARD), dated May 3, 2025.

o Letter B: Letter from the California Department of Toxic Substances Control (DTSC), dated May 8,
2025.

o Letter C: Letter from the California Department of Transportation (Caltrans), District 12, dated June
2, 2025.

Although a lead agency is not required to provide written responses to comments on Negative
Declarations or Mitigated Negative Declarations under the California Environmental Quality Act (CEQA),
the City of Costa Mesa has evaluated the comments received on the Bear Street Residential Project Draft
Initial Study/Mitigated Negative Declaration (Draft ISIMND) and has elected to provide responses to
comments. None of the comments received included information resulting in the need to recirculate the
Draft IS/IMND or to prepare an Environmental Impact Report (EIR).

This letter includes a list of the comments and responses to comments on the Draft IS/MND. A copy of the
letters received regarding the Draft IS/MND are included as Attachment A, B, and C, respectively.



ERRATA

Minor revisions to the Draft IS/MND are included below in strikeout/underline and are editorial in nature.
Project Design Feature 2 below has been added to reflect the findings of the Health Risk Assessment
(HRA) Memorandum prepared for the proposed project.

Section 1.4.6, Project Design Features

Page 4

Project Design Feature 21 (PDF-21): Use of Clean Construction Equipment to Minimize
DPM

All off-road equipment equal to or greater than 50 horsepower shall meet either United States
Environmental Protection Agency (EPA) or California Air Resources Board (ARB) Tier 3 standards with
Level 3 Verified Diesel Emission Control Strategy (VDEC) filters.* The project applicant shall submit a
construction management plan to the City of Costa Mesa's Planning Division for review and approval prior
to issuance of any grading and building permits. The construction management plan shall demonstrate
that the off-road equipment used on-site to construct the proposed project would comply with these
specified off-road emission standards. Off-road equipment descriptions and information included in the
construction management plan may include, but are not limited to, equipment type, equipment
manufacturer, equipment identification number, engine model year, engine certification (Tier rating),
horsepower, and engine serial number.

4 Equipment meeting Tier 4 standards achieves the required reductions and specifications in PDF-21 without VDECs.

Project Design Feature 2 (PDF-2): Installation of High-efficiency HVAC Systems to
Reduce Indoor Exposure to Air Pollutants

All new residential units constructed as part of the proposed project shall be equipped with positive static
pressure forced heating, ventilation, and air conditioning (HVAC) systems. These systems shall include
high-efficiency air filtration using Minimum Efficiency Reporting Value (MERV) 14 filters or higher in the air
intake.

The project applicant shall submit HVAC system specifications and a mechanical plan to the City of Costa
Mesa's Planning Division for review and approval prior to the issuance of any building permits. The
submitted documentation shall demonstrate that the HVAC systems are designed to maintain positive
indoor air pressure and are equipped with MERV 14 or higher filters. Documentation may include, but is
not limited to, HVYAC system design drawings, filter specifications, manufacturer certifications, and
calculations verifying positive pressure performance.

Project Design Feature 43 (PDF-13): All-electric Development

The proposed project shall be designed as an all-electric development, which requires that all appliances
installed into the proposed townhomes be electric powered and no natural gas lines shall be run to the
proposed townhome buildings.



Project Design Feature 34 (PDF-34): T-1 Increase Residential Density

This measure accounts for the Vehicle Miles Traveled (VMT) reduction achieved by a project that is
designed with a higher density of dwelling units compared to the average residential density in the U.S.
Increased densities affect the distance people travel and provide greater options for the mode of travel
they choose. Increasing residential density results in shorter and fewer trips by single-occupancy vehicles
and thus a reduction in VMT.

Section 2.3, Air Quality

Page 37, Localized Construction Analysis

The proposed project would be required to comply with SC AIR-1 (consistent with SCAQMD Rule 403)
and would implement PDF-21. Incorporation of SC AIR-1 and PDF-21 would ensure that the project-
generated emissions of PM10 and PM2.s would be controlled during the construction period. In addition,
SC AIR-2 would ensure that all architectural coatings used on-site would meet the VOC content
requirements of SCAQMD Rule 1113. Accordingly, with adherence to standard conditions and
incorporation of mitigation, the proposed project’s on-site construction-related criteria air pollutant and
ozone precursor concentrations would not expose sensitive receptors to substantial pollutant
concentrations. This impact would be less than significant.

Page 40, Toxic Air Contaminant Construction Analysis

The estimated health and hazard impacts at the Maximally Exposed Individual Receptor (MEIR) from the
proposed project’s construction emissions are provided in Table 5. The results in Table 5 incorporate
PDF-21, which stipulates that construction of the proposed project would include the use of Tier 3 engines
with Level 3 VDEC filters for all construction equipment equal to or greater than 50 horsepower.
Equipment meeting Tier 4 standards achieves the required reductions and specifications in PDF-21
without VDECs.??

22 The Tier 4 scenario is modeled as Tier 4 Interim equipment and is included as part of Appendix A.

Page 41, The Proposed Project as a Receptor

regulations: Compliance with the 2022 California Building Energy Efficiency Standards requires the
installation of Minimum Efficiency Reporting Value (MERV) 13 filters;-which-would-serve-toreduce

. is| | PMas . . . . . ions. The
installation of MERV 14 filters, as outlined in PDF-2, surpasses the requirements mandated by the
building code standards, thereby providing enhanced air filtration and improved indoor air quality during
project operations.

Many heating, ventilation, and air condition (HVAC) filters available in the United States are rated for their
particle removal efficiency using a laboratory test procedure described in the American Society of
Heating, Refrigerating, and Air Conditioning Engineers Standard 52.2-2012, Method of Testing General
Ventilation Air-Cleaning Devices for Removal Efficiency by Particle Size. Minimum removal efficiency
values are used to assign HVAC filters a single efficiency metric MERV. In general, the higher the MERV
for a filter, the greater the removal efficiency for one or more particle size. Single-pass outdoor-origin



PMz.s removal efficiencies range from less than 10 percent for MERV 6 to over 95 percent for MERV 16
and high-efficiency particulate air (HEPA) filters.

Research has shown that buildings with positive static pressure HVAC systems with MERV 13 air filters
result in a 50 percent reduction in particulates sized 0.3—1.0 microns (PM2.5 and PM1o), result in an 85
percent reduction in particulates sized 1.0-3.0 microns (PM2.s_.and PM1o), and result in a 90 percent
reduction in particulates sized 3.0—10.0 microns (PM10) when compared to outdoor levels of particulates;
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The efficiency rates for MERV 14 filters are summarized below:

o efficiency for particulates sized 0.3—1.0 microns (PM25 and PM10): 290 percent;
o efficiency for 1.0-3.0 ym particles (PM2.s and PM1o): 295 percent; and
o efficiency for 3.0-10.0 um particles (PM1o): 298 percent.

Section 2.6, Energy

Page 63, Long-term Operational Impacts

The proposed residential buildings would be built all-electric (consistent with PDF-43), and the proposed
project would install solar photovoltaic (PV) systems that would generate renewable energy to offset the
building's energy consumption.

Page 64, Impact b

Additionally, the proposed project is planned to be an all-electric design (as detailed in PDF-43) and
would therefore utilize more renewable energy sources during project operation compared to typical
existing development.

Page 66, Impact b

While several of these policies are requirements at City level or voluntary, compliance with Title 24
standards, other applicable regulations, and PDF-43 would ensure that the proposed project would not
conflict with any of the energy conservation policies related to the proposed project’s building, mechanical
systems, and indoor and outdoor lighting.

Section 2.8, Greenhouse Gas Emissions

Page 77, Operational Greenhouse Gas Emissions

e Natural Gas: These emissions refer to the GHG emissions that occur when natural gas is burned
on the project site. The proposed project would be built all-electric (PDF-43) and would, therefore,
not result in any GHG emissions from natural gas use.



Page 79, Table 9: Consistency with the 2022 Scoping Plan
New Residential and Commercial Buildings

All electric appliances beginning 2026 (residential) and Consistent. As detailed in PDF-43 provided in the project

2029 (commercial). description, the proposed project would be an all-electric
development and would not include any natural gas
hookups.

Section 2.17, Transportation

Page 125, Project Design Features—VMT Reduction
T-1 Increase Residential Density (Included in the Project Description as PDF-34)



RESPONSE TO COMMENTS

The comment letters are included as Attachment A, B, and C, respectively, of this memorandum. A list of
public agencies, organizations, and individuals who commented on the Draft IS/IMND is presented below.
Each comment letter has been assigned a code. Individual comments within each communication have
been numbered so comments can be cross-referenced with responses. Following this list, the text of the
communication is reprinted and followed by the corresponding response.

Author Code
Brent MIlIard. ... ..o e e MILLARD
Department of Toxic SUbStances CONtrol...... ... e DTSC
Caltrans, DISTFCE 12... oot e et e e s sttt e e e e bt e e e enne e e e e e nnre e e e annees CALTRANS

Letter from Brent Millard, Dated May 3, 2025

Comment MILLARD-1

First, | would like to repeat my previous comment of this development being overly dense in an already
high traffic area. They should cut the number of units by 20-30% and increase parking and trees for the
nesting birds and wildlife.

Response to Comment MILLARD-1

This comment is noted. This comment will be forwarded to decision-makers for consideration.

Comment MILLARD-2

Second it feels like the traffic study is extremely cherry picked. They did the study after winter holiday
traffic stopped and before Valentine's Day or spring traffic. Bear street is bumper to bumper more often
than they indicate. | don't know where they got the information from the previous Trinity network, but 500
cars is an extremely high estimate. In the 15 years | lived here there were never more than 100 cars in
and out per day. They should be required to submit real data instead of the biased data they submitted.

Response to Comment MILLARD-2

Existing 24-hour roadway segment traffic counts were conducted on Wednesday, January 15, 2025.
Traffic counts were conducted midweek while schools in the area were in session. There were no
observations made in the field that would indicate atypical traffic conditions on the count dates, such as
construction activity or detour routes.

As detailed in the Focused Traffic Assessment included as Appendix H to the Draft IS/MND, the trip
generation for the existing building on-site is based on the 11t Edition Institute of Transportation
Engineers (ITE) Trip Generation Manual. The ITE Trip Generation Manual compiles data from real-world
traffic studies to estimate how many trips different land uses generate. This data is collected using
standardized methods at development sites and is regularly updated to reflect evolving travel patterns.
This comment does not provide substantial evidence of an impact. No revisions to the Draft IS/IMND are
needed.



Letter from DTSC, Dated May 8, 2025

Comment DTSC-1

If buildings or other structures are to be demolished on any Project sites included in the proposed Project,
surveys should be conducted for the presence of LBPs or products, mercury, ACMs, and polychlorinated
biphenyl caulk. Removal, demolition, and disposal of any of the above-mentioned chemicals should be
conducted in compliance with California environmental regulations and policies. In addition, sampling
near current and/or former buildings should be conducted in accordance with DTSC’s Preliminary
Endangerment Assessment (PEA) Guidance Manual.

Response to Comment DTSC-1

As discussed in Section 2.9, Hazards and Hazardous Materials, the proposed project would be required
to comply with California Code of Regulations Title 22, Division 4.5, for appropriate management of
hazardous materials, as well as the requirements of the EPA, Resource Conservation and Recovery Act
(RCRA), DTSC, California Occupational Safety and Health Administration (Cal/OSHA), and California
Department of Transportation (Caltrans).

Comment DTSC-2

DTSC recommends that all imported soil and fill material should be tested to assess any contaminants of
concern meet screening levels as outlined in DTSC's PEA Guidance Manual. Additionally, DTSC advises
referencing the DTSC Information Advisory Clean Imported Fill Material Fact Sheet if importing fill is
necessary. To minimize the possibility of introducing contaminated soil and fill material there should be
documentation of the origins of the soil or fill material and, if applicable, sampling be conducted to ensure
that the imported soil and fill material are suitable for the intended land use. The soil sampling should
include analysis based on the source of the fill and knowledge of prior land use. Additional information
can be found by visiting DTSC’s Human and Ecological Risk Office (HERO) web page.

Response to Comment DTSC-2

It is industry standard practice to test all imported soil to ensure it will not impact future users of the site.
The project applicant understands that compliance with DTSC requirements regarding imported soil and
fill material is necessary. The applicant will ensure that any imported material is tested for contaminants in
accordance with DTSC’s PEA Guidance Manual and the Clean Imported Fill Material Fact Sheet.
Documentation of the source and prior land use of the material will be maintained, and representative
sampling will be conducted as appropriate to confirm suitability for the intended land use. All evaluations
will follow DTSC’s HERO guidance.

Letter from Caltrans, District 12, Dated June 12, 2025

Comment CALTRANS-1

To ensure safe operations, please check the capacity(s) (storage length) of the off-ramps going to
Fairview Road and Bristol Street to determine whether the ramp(s) is/can accommodate the demand(s)
and will not create a backup onto the freeway mainline. Additionally, to ensure safe operations, please
check the capacity(s) (storage length) of the left-turn and/or right-turn pocket(s) at the intersections of the



on-ramp(s) to determine whether the pocket(s) is/can accommodate the demand(s) and will not backup
onto the street mainline.

Response to CALTRANS-1

Project trip generation did not reach the threshold to warrant further analysis per the City's guidelines.
Based on the anticipated net reduction from the existing building on-site, the proposed project would have
less of an impact than if the existing building were occupied. There is no evidence that the proposed
project would exceed capacity. The on- and off-ramps and turn-pockets are anticipated to have adequate
capacity. Project impacts to on- and off-ramp intersections are not expected to occur.

Comment CALTRANS-2

A traffic impact study is required for this project to include existing and future average daily traffic
volumes, traffic generation including peak-hour, traffic distribution, HCM intersection analysis, along with
current and projected capacities of local street, and state highways or freeways including ramps that
might be impacted. Specifically, the intersection of Bristol Street and 1-405 ramps including queueing
analysis on Bristol Street turning pockets to the 1-405 and the 1-405 Off-Ramps, and the intersection of
Bear Street and State Route (SR) 73 ramps including queueing analysis on Bear Street turning pockets to
the SR-73 ramps, and SR-73 off-ramps.

Response to CALTRANS-2

A Focused Traffic Assessment was prepared for the proposed project and is included as Appendix H to
the Draft IS/MND. It was determined that the proposed project would not result in significant impacts to
these intersections. No further analysis was required in accordance with the City’s guidelines.

Comment CALTRANS-3

Exhibit 6 Conceptual Landscape Plan shows a Traffic Signal and Crosswalk per Civil's Plan (#28). If this
is a proposed signal, please provide synchronization analysis to ensure it will have no adverse impact on
SR-73 ramps.

Response to CALTRANS-3

The proposed traffic signal would be timed and coordinated according to City requirements prior to turn
on. Coordination for the corridor will be reviewed and approved by the City. The limits of coordination will
be determined by the City with consultation from Caltrans as necessary. The final coordination timing
plans will be reviewed and approved by both the City and Caltrans if necessary. This will ensure that no
adverse impact will occur at any location along the corridor limits, including SR-73.

Comment CALTRANS-4

Bear Street currently has an existing Class Il bike lane. To enhance safety and visibility of bicyclists
consider installing green conflict zone striping on the existing Class Il bike lane. Especially near
driveways and intersections.

Response to CALTRANS-4

All signing and striping (including bike legends and green conflict zone striping) would be designed to
meet City standards and would be reviewed and approved during final engineering.



Comment CALTRANS-5

During construction, please ensure that appropriate detours and safety measures are in place that
prioritize the mobility, access, and safety of bicyclists, pedestrians, and transit users. If adjacent sidewalks
or bike lanes need to be closed during construction, please ensure that closures and detours are clearly
signed.

Response to CALTRANS-5

The proposed project would be required to prepare construction traffic control plans (Including detours)
prior to the issuance of an encroachment permit by the City. These Construction Traffic Control plans
would meet all City and State requirements for safe passage of vehicles, pedestrians, and cyclists.

Comment CALTRANS-6

Caltrans supports the design of Complete Streets that include high-quality pedestrian, bicycle, and transit
facilities that are safe and comfortable for users of all ages and abilities. Improvements may include
providing secure bicycle parking, pedestrian-oriented LED lighting, wayfinding signage, and comfortable
connections to nearby active transportation and/or transit facilities. Complete Streets improvements also
promote regional connectivity, improve air quality, reduce congestion, promote improved first-/last-mile
connections, and increase safety for all modes of transportation.

Response to CALTRANS-6

This comment is noted. The proposed project will follow all City requirements to ensure that construction
of facilities to accommodate pedestrians and bicyclists. Proper signage as directed by the City will be
implemented to comply with City requirements and Complete Streets requirements.

Comment CALTRANS-7

Freight Route and Access Compatibility - Although the Bear Street Residential Project is primarily
residential, it is located adjacent to 1-405, a major freight corridor. The project documentation should
evaluate whether the existing access point on Bear Street could conflict with regional truck routes,
particularly during construction. Consider incorporating design measures to minimize conflicts between
haul trucks and regional freight traffic on Bear Street and nearby arterials.

Response to CALTRANS-7

This comment is noted. Bear Street is not a City-designated truck route. Furthermore, a Construction
Management Plan would be developed for the proposed project and in compliance with all City
requirements. The Construction Management Plan would document patterns in which trucks would
access the site from regional facilities, such as 1-405. As part of that process, the Construction
Management Plan would evaluate and provide recommendations to ensure that there are no conflicts
with regional routes, pedestrian and bicycle facilities, and construction of the proposed project.

Comment CALTRANS-8

Construction Truck Routing and Mitigation - The IS/MND notes a multi-year construction period (2025-
2028) but does not specify a detailed construction truck route plan. Given proximity to 1-405 and potential
congestion on Bear Street, a designated haul route plan should be provided to avoid impacts on
surrounding residential and park areas, consistent with Table A of Caltrans freight guidance.



Response to CALTRANS-8

A Construction Truck Traffic Management Plan would be prepared as required by the City prior to the
issuance of any grading and building permits. This plan would meet all State and City requirements for
construction traffic.

In regard to air quality impacts related to construction routing, both the regional and localized impacts
analyses considered impacts from construction trips. Construction activities would consist of three
consecutive phases: (1) demolition of the existing paved surfaces and structures, clearing, and site
preparation; (2) site development, including grading, utility installation, and roadway construction; and (3)
vertical construction and landscaping installation (IS/MND page 4). The construction trips assumed in the
analysis are shown on Appendix A page A-85. As noted in the construction trip summary, emission
estimates used to support the regional air quality analysis used the model default haul trip length of 20
miles. Appendix A page A-259 shows a graphical representation of the construction routes that were used
in HRA to assess the potential health risk impacts to nearby receptors. As demonstrated by the modeling
results included as part of Appendix A, the majority of construction emissions would occur on-site. As
health risk impacts analyzed for sensitive receptor locations within 20 feet of the project boundary would
be less than significant (IS/MND page 4), health risk impacts from construction emissions at receptor
locations further away from the project site would also be less significant. Because the majority of
emissions from construction activities are concentrated at the project site, this statement would remain
true even if the construction routes were altered. As such, the results of an analysis of air quality impacts
associated with the proposed project would remain the same if analyzed using assumptions consistent
with a detailed construction truck route plan.

Comment CALTRANS-9

On-Site Delivery Access -The residential design lacks clarity on how delivery and service vehicles (e.g.,
moving trucks, package vans, utility trucks) will circulate and access units, particularly in a high-density
townhome setting. Recommend ensuring:

e Adequate turning radii for delivery trucks.

e Temporary curb loading zones that do not block travel lanes or pedestrian access.

e Shared delivery package lockers or designated delivery zones to reduce repeated vehicle idling
and circulation.

Response to CALTRANS-9

Atruck turn analysis and exhibit (see Attachment D) was prepared specifically for Costa Mesa Sanitary
District sewer utility truck access to and within the site. Furthermore, the proposed project has been
designed to allow for adequate fire truck turning radii. This would also apply to delivery trucks visiting the
project site. Private drives A through F would provide adequate width for truck access. Furthermore, there
are four utility access road turnouts within the site. Mailboxes are located along private drive A and private
drive F.

Comment CALTRANS-10

Truck Idling and Emission Controls - Project Design Feature PDF-2 includes Tier 3 construction
equipment with VDECs. Caltrans recommends that all feasible off-road diesel equipment meet Tier 4



standards where available, especially within proximity to homes and schools, to align with environmental
justice goals under AB 617 and CalEnviroScreen considerations.

Response to CALTRANS-10

As noted in a footnote included in the description of Project Design Feature PDF-1 (IS/MND page 5) and
above Table 5 (IS/MND page 40), equipment meeting Tier 4 standards achieves the required reductions
and specifications in PDF-2 without VDECs. As such, the developer is not precluded from using
equipment meeting Tier 4 standards. It is anticipated that the developer will use a mix of equipment
meeting either Tier 4 standards or Tier 3 standards with VDECs.

As shown in Table 5: Estimated Health Risks and Hazards During Project Construction, health risks
associated with construction of the proposed project would be well below the applicable health risk
thresholds under both the “Tier 3 with Level 3 Filers Scenario” scenario and the “Tier 4 Scenario.” As
such, Tier 3 construction equipment with VDECs and equipment meeting Tier 4 standards are both health
protective options. As the potential impacts from the construction of the proposed project with Tier 3
standards with VDECs would not result in a significant impact, there is no impetus to require the use of
equipment meeting Tier 4 standards and the specifications outlined in Project Design Feature PDF-1 align
with environmental justice goals under AB 617 and CalEnviroScreen considerations.

Comment CALTRANS-11

Freight Noise Buffering - The project includes a 12-foot sound wall adjacent to 1-405. However, truck
traffic from the freeway and construction activity may still produce diesel-specific noise profiles. Ensure
that the wall and interior unit design include insulation strategies that account for low frequency noise
associated with heavy trucks, as recommended in Table B of the guidance.

Response to CALTRANS-11

As noted, the proposed project would construct a 12-foot sound wall adjacent to 1-405. In addition, the
proposed project would utilize spray foam during the construction process to reduce exterior noise, as
well as Sound Transmission Class (STC) rating for windows, wall assemblies, and doors. However,
compliance with the CBC building code requirements for maintaining acceptable interior noise levels for
multi-family residential projects would be demonstrated through the design review process and is not
required as part of the CEQA analysis. An analysis of the environment’s impact on the proposed project is
not a requirement of CEQA. No further response or analysis is required.

Comment CALTRANS-12

Long-Term Goods Movement Considerations - Although not industrial in nature, the project site formerly
hosted a large media organization and sits at a regional node. Encourage the City to evaluate cumulative
land use and goods movement compatibility as surrounding parcels evolve. This includes reviewing
potential congestion, routing, and noise as infill continues along freight corridors.

Response to CALTRANS-12

This comment is noted. This comment will be taken into consideration by the City.



Comment CALTRANS-13

Any work performed within Caltrans right-of-way (R/W) will require discretionary review and approval by
Caltrans and an encroachment permit will be required for any work within the Caltrans R/W prior to
construction. Prior to submitting to Caltrans Permit's branch, applicant should fill out Applicant's Checklist
to Determine Applicable Review Process (QMAP List) Form TR-0416 to determine whether project
oversight/coordination with Caltrans Project Manager is needed. If coordination is not required, please
submit an encroachment permit application package (EPAP) through the Caltrans Encroachment Permit
System (CEPS—https://ceps.dot.ca.gov/). EPAP should include application, PE signed and stamped site-
specific traffic control plan, insurance, letter of authorizations as needed, and any other relevant
documents. EPAP should be submitted as early as possible to avoid any delays.

Response to CALTRANS-13

Work within the Caltrans right-of-way is not required for the proposed project. It is noted that any traffic
control set up would require review and approval by Caltrans, if required.

Comment CALTRANS-14

Project plans and traffic control plans must be stamped and signed by a licensed engineer. For all plans,
including traffic control plans, Caltrans R/W lines should be clearly labeled, which includes existing and
proposed (if there are any changes to Caltrans R/W), the north arrow, the edge of pavement, and edge of
the sidewalk, if applicable. When submitting the application, please include final Environmental Clearance
Documentation, relevant design details including design exception approvals and construction and
drainage plans, traffic control plans, traffic management plan and traffic impact study if proposed traffic
delay of 30 minutes above normal recurring traffic delay is anticipated, any Caltrans R/W certifications if
needed, maintenance agreement as needed, shoring plans for any excavation 5-feet or more, ADA
certification, and any letter of authorizations.

Response to CALTRANS-14

This comment is noted. All engineered plans would be signed by a registered engineer as required by the
City and Caltrans.



Attachment A:

MILLARD Comment Letter



MILLARD

Page 1 of 3

From: YEAGER, CHRISTOPHER
To: Cecilia So
Cc: Scheidel, Vanessa
Subject: FW: Notice of Intent to Adopt an IS/MND for 3150 Bear Street Project Public Review
Date: Tuesday, May 6, 2025 2:49:06 PM
Attachments: image001.png

image001.png

Caution: This is an external email and may contain suspicious subject or content. Please
take care when clicking links or opening attachments. When in doubt, please contact your
IT Department

FY| - See Below.

Chris Yeager

Senior Planner

Economic & Development Services Department

77 Fair Drive | Costa Mesa | CA 92626 | (714) 754-4883

@ Please consider the environment before printing this email. Thank you!

“The City of Costa Mesa serves our residents, businesses and visitors while promoting a
safe, inclusive, and vibrant community.”

City Hall is open to the public 8:00 a.m. to 5:00 p.m. Monday through Thursday and alternating Fridays,
except specified holidays. Appointments can be made online at www.costamesaca.gov/appointments.

From: Brent Millard <brent.millard@gmail.com>

Sent: Saturday, May 3, 2025 7:14 PM

To: YEAGER, CHRISTOPHER <CHRISTOPHER.YEAGER@costamesaca.gov>

Subject: Re: Notice of Intent to Adopt an IS/MND for 3150 Bear Street Project Public Review

Hi Chris,
Thank you for this information. I do have a couple initial comments.

First I would like to repeat my previous comment of this development being overly dense in
an already high traffic area. They should cut the number of units by 20-30% and increase
parking and trees for the nesting birds and wildlife.

Second it feels like the traffic study is extremely cherry picked. They did the study after winter
holiday traffic stopped and before Valentine's Day or spring traffic. Bear street is bumper to
bumper more often than they indicate. I don't know where they got the information from the 2
previous Trinity network but 500 cars is an extremely high estimate. In the 15 years I lived
here there were never more than 100 cars in and out per day. They should be required to
submit real data instead of the biased data they submitted.

I am still reading through the documents but I wanted to submit these comments ASAP.

Thank you,
Brent



MILLARD
Page 2 of 3

On Fri, May 2, 2025, 3:02 PM YEAGER, CHRISTOPHER
<CHRISTOPHER.YEAGER®@costamesaca.gov> wrote:

Dear Interested Parties,

This emailis to inform you that a Notice of Intent (NOI) to adopt an Initial Study/Mitigated
Negative Declaration (IS/MND) is now available for public review.

Project Title: 3150 Bear Street Residential
Project Location: 3150 Bear Street, Costa Mesa, CA. 92626
Review Period: May 1, 2025 to June 2, 2025

The IS/MND has been prepared in accordance with the California Environmental Quality Act
(CEQA) and provides an analysis of potential environmental impacts associated with the
proposed project. Based on the findings, the project would not have a significant effect on
the environment with the implementation of proposed mitigation measures.

The NOI and full IS/MND document can be accessed at City Hall, Costa Mesa Library, Mesa
Verde Library, or online at the following link:
https://www.costamesaca.gov/government/departments-and-divisions/economic-and-
development-services/planning/environmental-notices-and-reports

We encourage interested parties to review the document and submit any comments back to
me by June 2, 2025.

Please feel free to forward this notice to others who may be interested. Thank you for your
attention and participation in the environmental review process.

Sincerely,

Chris Yeager

Senior Planner

Economic & Development Services Department

77 Fair Drive | Costa Mesa | CA 92626 | (714) 754-4883

¥ Please consider the environment before printing this email. Thank you!

“The City of Costa Mesa serves our residents, businesses and visitors while promoting
a safe, inclusive, and vibrant community.”

City Hall is open to the public 8:00 a.m. to 5:00 p.m. Monday through Thursday and alternating Fridays,



MILLARD
Page 3 of 3

except specified holidays. Appointments can be made online at
www.costamesaca.gov/appointments.

CAUTION: This email originated from outside of the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe. Report any
suspicious activities to the Information Technology Department.
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DTSC Comment Letter



DTSC
Page 1 of 3

-/
~

Department of Toxic Substances Control

@

Yana Garcia Katherine M. Butler, MPH, Director Gavin Newsom
Secretary for 8800 Cal Center Drive Governor
Environmental Protection Sacramento, California 95826-3200
dtsc.ca.gov

SENT VIA ELECTRONIC MAIL
May 8, 2025

Chris Yeager

Senior Planner

City of Costa Mesa

77 Fair Drive

Costa Mesa, CA 92626
Christopher.yeager@costamesaca.gov

RE: MITIGATED NEGATIVE DECLARATION FOR THE BEAR STREET RESIDENTIAL
PROJECT DATED May 2, 2025, STATE CLEARINGHOUSE NUMBER 2025050135

Dear Chris Yeager,

The Department of Toxic Substances Control (DTSC) reviewed the Mitigated Negative
Declaration (MND) for the Bear Street Residential Project (Project). MLC Holdings, LLC.
proposes to develop a new residential infill community consisting of 142 for-sale
townhomes ranging from approximately 1,060 to 2,218 square foot comprising 2-story
detached condominiums and larger 4-story stacked flats. A Phase | Environmental Site
Assessment conducted by Hillmann revealed that a cursory visual screening was
performed to check for asbestos containing materials (ACMs) and lead-based paint
(LBPs). The Phase | also stated the visual screening was not intended to be a
comprehensive survey for the presence of ACMs and LBPs and no further testing has
been conducted since. DTSC recommends and requests consideration of the following

comments:

1. If buildings or other structures are to be demolished on any Project sites
included in the proposed Project, surveys should be conducted for the
presence of LBPs or products, mercury, ACMs, and polychlorinated biphenyl
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caulk. Removal, demolition, and disposal of any of the above-mentioned
chemicals should be conducted in compliance with California environmental
regulations and policies. In addition, sampling near current and/or former

buildings should be conducted in accordance with DTSC’s Preliminary

Endangerment Assessment (PEA) Guidance Manual.

2. DTSC recommends that all imported soil and fill material should be tested to
assess any contaminants of concern meet screening levels as outlined in
DTSC's PEA Guidance Manual. Additionally, DTSC advises referencing the
DTSC Information Advisory Clean Imported Fill Material Fact Sheet if

importing fill is necessary. To minimize the possibility of introducing
contaminated soil and fill material there should be documentation of the
origins of the soil or fill material and, if applicable, sampling be conducted to
ensure that the imported soil and fill material are suitable for the intended land
use. The soil sampling should include analysis based on the source of the fill
and knowledge of prior land use. Additional information can be found by
visiting DTSC’s Human and Ecological Risk Office (HERO) webpage.

DTSC would like to thank you for the opportunity to comment on the MND for the Bear
Street Residential Project. Thank you for your assistance in protecting California’s
people and environment from the harmful effects of toxic substances. If you have any
questions or would like clarification on DTSC’s comments, please respond to this letter

or via our CEQA Review email for additional guidance.

Sincerely,

Tamara Purvis

Associate Environmental Planner

HWMP - Permitting Division — CEQA Unit
Department of Toxic Substances Control
Tamara.Purvis@dtsc.ca.gov

CONT




cc:  (via email)

Governor’s Office of Land Use and Climate Innovation

State Clearinghouse
State.Clearinghouse@opr.ca.gov

Cecilia So

Associate Director
FirstCarbon Solutions
cso@fcs-intl.com

Vanessa Scheidel

Project Applicant

MLC Holdings, Inc.
Vanessa.Scheidel@meritagehomes.com

Dave Kereazis

Associate Environmental Planner
HWMP-Permitting Division — CEQA Unit
Department of Toxic Substances Control
Dave.Kereazis@dtsc.ca.gov

Scott Wiley

Associate Governmental Program Analyst

HWMP - Permitting Division — CEQA Unit
Department of Toxic Substances Control
Scott.Wiley@dtsc.ca.gov

DTSC
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STATE OF CALIFORNIA—CALIFORNIA STATE TRANSPORTATION AGENCY

CALTRANS

Page 1 of 5
GAVIN NEWSOM, Governor

DEPARTMENT OF TRANSPORTATION

DISTRICT 12

1750 EAST 4™ STREET, SUITE 100

SANTA ANA, CA 92705

PHONE (657) 328-6000

FAX (657) 328-6522

TTY 71
www.do.ca.gov/caltrans-near-me/district12

June 2, 2025

Mr. Chris Yeager
Planning Services Division
77 Fair Drive

Costa Mesa, CA 92625

Dear Mr. Yeager,

Making Conservation
Cadlifornia Way of Life.

File: IGR/CEQA
SCH#: 2025050135
LDR LOG #2025-02814

Thank you for including the California Department of Transportation (Caltrans) in
the review of the Mitigated Negative Declaration for the Bear Street Residential
Project. MLC Holdings, LLC. (applicant) proposes to develop a new residential
infill community consisting of 142 for-sale townhomes ranging in size from
approximately 1,060 to 2,218 comprising 2-story detached condominiums and
larger 4-story stacked flats. The proposed project would provide private
roadways and parking, pedestrian walkways, common space and amenity
areas throughout the project site, landscaping, and a recreational amenity
areq, including approximately 93,500 square feet of open space. The project
applicant proposes to deed restrict 5 percent of the units as very low affordable
homes (up to seven homes). Pursuant to the State Density Bonus Law, the
proposed project would be dllowed a 20 percent increase in density.
transportation. The project site is located at 3150 Bear Street site of the old Trinity
Church in the City of Costa Mesa. The nearest state facility to the project site is |-

406.

The mission of Caltrans is Improving lives and communities through
transportation. Caltrans is a reviewing agency on this project and has the

following comments:

“Improving lives and communities through transportation.”
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1. To ensure safe operations, please check the capacity(s) (storage length)
of the off-ramps going to Fairview Road and Bristol Street to determine if
the ramp(s) is/can accommodate the demand(s) and will not create a
back-up onto the freeway mainline. Additionally, to ensure safe
operations, please check the capacity(s) (storage length) of the left-turn
and/or right-turn pocket(s) at the intersections of the on-ramp(s) to
determine if the pocket(s) is/can accommodate the demand(s) and will
not back-up onto the street mainline.

2. A traffic impact study is required for this project to include existing and
future average daily traffic volumes, traffic generation including peak
hour, traffic distribution, HCM intersection analysis, along with current and
projected capacities of local street, and state highways or freeways
including ramps that might be impacted. Specifically, the intersection of 2
Bristol Street and 1-405 ramps including queuing analysis on Bristol Street
turning pockets to the I-405 and the 1405 Off-Ramps, and the intersection
of Bear Street and SR-73 ramps including queuing analysis on Bear Street
turning pockets to the SR-73 Ramps, and SR-73 Off-Ramps.

3. Exhibit 6 Conceptual Landscape Plan shows a Traffic Signal and
Crosswalk per Civil's Plan (#28). If this is a proposed signal, please provide
synchronization analysis to ensure it will have no adverse impact on SR-73
Ramps.

4. Bear Street currently has an existing Class Il bike lane. To enhance safety
and visibility of bicyclists consider installing green conflict zone striping on 4
the existing Class Il bike lane. Especially near driveways and intersections.

5. During construction, please ensure that appropriate detours and safety
measures are in place that prioritize the mobility, access, and safety of
bicyclists, pedestrians, and transit users. If adjacent sidewalks or bike lanes
need to be closed during construction, please ensure that closures and
detours are clearly signed.

“Improving lives and communities through transportation.”
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6. Cadltrans supports the design of Complete Streets that include high-quality
pedestrian, bicycle, and transit facilities that are safe and comfortable for
users of all ages and abilities. Improvements may include providing secure
bicycle parking, pedestrian-oriented LED lighting, wayfinding signage,
and comfortable connections to nearby active transportation and/or 6
transit facilities. Complete Streets improvements also promote regional
connectivity, improve air quality, reduce congestion, promote improved
first-/last-mile connections, and increase safety for all modes of
transportation.

7. Freight Route and Access Compatibility- Although the Bear Street
Residential Project is primarily residential, it is located adjacent to 1-405, a
major freight corridor. The project documentation should evaluate
whether the existing access point on Bear Street could conflict with 7
regional truck routes, particularly during construction. Consider
incorporating design measures to minimize conflicts between haul trucks
and regional freight traffic on Bear Street and nearby arterials.

8. Construction Truck Routing and Mitigation- The IS/MND notes a multi-year
construction period (2025-2028) but does not specify a detailed
construction truck route plan. Given proximity to I-405 and potential
congestion on Bear Street, a designated haul route plan should be
provided to avoid impacts on surrounding residential and park areas,
consistent with Table A of Caltrans freight guidance.

9. On-Site Delivery Access-The residential design lacks clarity on how delivery
and service vehicles (e.g., moving trucks, package vans, utility tfrucks) will
circulate and access units, particularly in a high-density fownhome
setting. Recommend ensuring:

* Adequate turning radii for delivery trucks.

 Temporary curb loading zones that do not block travel lanes or
pedestrian access.

« Shared delivery package lockers or designated delivery zones to
reduce repeated vehicle idling and circulation.

“Improving lives and communities through transportation.”
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10.Truck Idling and Emission Controls- Project Design Feature PDF-2 includes
Tier 3 construction equipment with VDECs. Caltrans recommends that all
feasible off-road diesel equipment meet Tier 4 standards where available, 10
especially within proximity to homes and schools, to align with
environmental justice goals under AB 617 and CalEnviroScreen
considerations.

11.Freight Noise Buffering- The project includes a 12-foot sound wall adjacent
to I-405. However, truck traffic from the freeway and construction activity
may still produce diesel-specific noise profiles. Ensure that the wall and 11
interior unit design include insulation strategies that account for low-
frequency noise associated with heavy trucks, as recommended in Table
B of the guidance.

12.Long-Term Goods Movement Considerations-Although not industrial in
nature, the project site formerly hosted a large media organization and
sits at a regional node. Encourage the City to evaluate cumulative land
use and goods movement compatibility as surrounding parcels evolve.
This includes reviewing potential congestion, routing, and noise as infill
continues along freight corridors.

12

13. Any work performed within Caltrans right-of-way (R/W) will require
discretionary review and approval by Caltrans and an encroachment
permit will be required for any work within the Caltrans R/W prior to
construction. Prior to submitting to Caltrans Permit’s branch, applicant
should fill out Applicant's Checklist fo Determine Applicable Review
Process (QMAP List) Form TR-0416 to determine if project
oversight/coordination with Caltrans Project Manager is needed. If
coordination is not required, please submit an encroachment permit
application package (EPAP) through the Caltrans Encroachment Permit
System (CEPS - https://ceps.dot.ca.gov/). EPAP should include
application, PE signed and stamped site-specific traffic control plan,
insurance, letter of authorizations as needed, and any other relevant
documents. EPAP should be submitted as early as possible to avoid any
delays.

13

“Improving lives and communities through transportation.”
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14.Project plans and traffic control plans must be stamped and signed by a
licensed engineer. For all plans, including traffic control plans, Caltrans
R/W lines should be clearly labeled, which includes existing and proposed
(if there are any changes to Calirans R/W), the north arrow, the edge of
pavement, and edge of the sidewalk, if applicable. When submitting the
application, please include final Environmental Clearance 14
Documentation, relevant design details including design exception
approvals and construction and drainage plans, traffic control plans,
traffic management plan and traffic impact study if proposed traffic
delay of 30 minutes above normal recurring traffic delay is anficipated,
any Caltrans R/W certifications if needed, maintenance agreement as
needed, shoring plans for any excavation 5-feet or more, ADA
certification, and any letter of authorizations.

Please continue to coordinate with Caltrans for any future developments that
could potentially impact State transportation facilities. If you have any
questions, please do not hesitate to contact at Maryam Molavi at
Maryam.Molavi@dot.ca.gov.

Sincerely,

Scott Shelley (Jug, 2025 15:38 PDT)

Scott Shelley
Branch Chief — Local Development Review/Climate Change/Transit Grants

District 12

“Improving lives and communities through transportation.”
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