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Section I Discretionary Permit(s) and  

Water Quality Conditions 
 

Project Infomation 

Permit/Application No. TBD Tract/Parcel Map No. TTM 19263 

Additional Information/ 

Comments: 

4665 Lampson Avenue Los Alamitos, California 90720 

APN: 130-012-35 

Water Quality Conditions 

Water Quality Conditions 

(list verbatim) 

Conditions of Approval are not available at this time.  This section will be 

completed as part of final engineering.  

 

Watershed-Based Plan Conditions 

Provide applicable 

conditions from watershed 

- based plans including 

WIHMPs and TMDLS. 

Copper, Diazinon, Indicator Bacteria, Lead, PH, and Toxicity (Coyote Creek 

Channel) 

Coliform Bacteria and PH (San Gabriel) 

Copper, Dioxin, Nickel, and Oxygen (San Gabriel River Estuary) 
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Section II Project Description 

II.1 Project Description 

  

Description of Proposed Project  

Development Category 

(Verbatim from WQMP): 

All significant redevelopment projects, where significant redevelopment is defined 

as the addition or replacement of 5,000 or more square feet of impervious surface 

on an already developed site. Redevelopment does not include routine 

maintenance activities that are conducted to maintain original line and grade, 

hydraulic capacity, original purpose of the facility, or emergency redevelopment 

activity required to protect public health and safety. 

If the redevelopment results in the addition or replacement of less than 50 percent 

of the impervious area on-site and the existing development was not subject to 

WQMP requirement, the numeric sizing criteria discussed in Section 7.II-2.0 only 

applies to the addition or the replacement area. If the addition or replacement 

accounts for 50 percent or more of the impervious area, the Project WQMP 

requirements apply to the entire development. 

Project Area (ft2): 

527,945.599* 

Number of Dwelling Units:   246 SIC Code:  __________ 

Narrative Project 

Description: 

The proposed project consists of approximately 12.12* acres located at 4665 

Lampson Avenue in the City of Los Alamitos, California.  The site is bounded to 

the south by Lampson Avenue, to the east by a golf course, to the north by a 

park, and to the west by the Seal Beach Joint Forces Training base and vacant 

land. The site is currently occupied by the California Department of Fish and 

Wildlife with an associated parking lot and open space. 

Per the City of Los Alamitos General Plan dated March 2015, Existing Land Use 

exhibit the site is located within the General Office designation. According to the 

city of Los Alamitos Zoning Map the site is located within the C-F Community 

Facilities designation.  

There are 3 driveways that provide access to the site from Lampson Avenue. 

Approximately 1/3 of the site consists of a paved parking lot. Along the west and 

northern property lines there is a drive aisle and head in parking that appears to 

serve the park to the north. The rest of the site consists of one large building, 

associated concrete sidewalks, and a large grassy/ brush filled open space. The 

site is bounded on the North, West, and East Property lines with a chain link  

fence.  
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The existing building coverage is approximately 44,960 square feet, the existing 

landscaping coverage is approximately 340,276 square feet, and the AC coverage 

is 153,471 square feet. 

The proposed development will consist of 76 buildings consisting of 2- and 3-

story detached single family homes, 3 story townhomes, and 3 story apartment 

buildings for a total of 246 dwelling units.  

The Single Family Detached buildings and the townhome buildings will have 

side-by-side parking and the apartment buildings will have tuck under parking 

on the first level.  

The proposed building coverage is approximately 336,374 square feet, the drive 

aisle and open parking coverage is approximately 155,691 square feet, and the 

open space (public and private) lot coverage is approximately 46,641 square feet. 

The site proposes 133 open parking spaces (69 for the apartment buildings and 69 

for the townhomes and single family homes), 55 driveway parking spaces, and 

368 garage parking spaces (30 for the apartment buildings and 338 for the 

townhomes and single family homes.  The open space areas will be maintained 

by the appointed Homeowners Association (HOA). 

The project proposes onsite private drive aisles, parking areas, hardscape and 

landscaped areas, and is accessed by two entrances along Lampson Avenue. Drive 

aisles and parking areas will consist of asphalt concrete pavement and sidewalks 

comprised of Portland concrete cement (PCC).  Decorative hardscape is 

proposed within the walkways, common areas and portions of the drive aisles.  

Landscaping will be incorporated in open space areas including vegetation and 

street trees.   

*Note that the project area excludes the proposed 10’ dedication for the use of 

parks along the northern property line which consists of approximately 10,761 

square feet.  

Project Area 

Pervious Impervious 

Area  

(acres or sq ft) 
Percentage 

Area 

(acres or sq ft) 
Percentage 

Pre-Project Conditions 7.18 ac 58% 5.19 AC 42% 

Post-Project Conditions* 1.21 ac 10% 10.91 90% 

Drainage 

Patterns/Connections 

The existing site at Parcel 130-012-35 is generally flat and sheet flows to the south 

west towards Lampson Avenue. According to existing topography, the site 

elevations range from approximately 21.5 feet to 26.5 feet.  

Per the existing topography, the site elevations range from approximately 21 feet 

to 26 feet. The existing site generally flows in a north to south direction into an 



Preliminary Water Quality Management Plan (WQMP) 

TTM 19263 
  

 

MJW Investments  Section II 

  Page 7 

existing westerly flowing concrete channel along the site’s southerly property 

line. The westerly flowing channel outlets to an 18-inch diameter corrugated 

metal pipe (CMP) with headwall that flows under the offsite driveway to Arbor 

Park and discharges into an offsite earthen channel on the west side of the park 

driveway. Stormwater runoff flows within this earthen channel converge with 

runoff flows from portions of Arbor Park and JFTB and are then collected by an 

existing 24-inch CMP that flows westerly through the Joint Forces Training Base 

(JFTB), then discharge into a westerly flowing earthen channel within the JFTB, 

and then drain to the Old Ranch Country Club to the south. Stormwater runoff is 

ultimately conveyed downstream into the San Gabriel River. 

Per C&V Consulting conducted field observations, the existing concrete channel 

along the site’s southerly property line currently ponds back to the existing 

driveway and may overflow onto Lampson Avenue. Based on conversations with 

City of Seal Beach staff, historical stormwater flows in Lampson Avenue exceed 

the top of curb elevation during large storm events. Based on the existing 

topography of the site, in the event the outlet pipe were to become clogged, the 

existing overflows from the property would flow onto Lampson Avenue at the 

low point at the southwest corner of the site. 

Runoff appears to run along Lampson Avenue until it reaches an existing Orange 

County Flood Control Facility east of Seal Beach Blvd. After entering this facility 

runoff is conveyed downstream into the San Gabriel River and eventually into the 

Pacific Ocean.   

The proposed residential development will be divided into seven (7) Drainage 

Management Areas (DMA) which will be graded to match the existing drainage 

condition. The storm water runoff will be collected and conveyed by a series of 

area drains and street flow, towards curb inlet bio-filtration vaults. The bio-

filtration vaults will be equipped with an internal bypass that will allow runoff to 

bypass treatment when the treatment capacity is exceeded. Once through the 

biofiltration vault, runoff will be conveyed into an underground detention system 

that will detain the runoff. From the detention system, a stormwater sump pump 

located in the southwest corner of the site will outlet flows into the existing 18” 

storm drain pipe at the southwest corner of the site to outlet to the JFTB. The 

detention system and pump will be sized so that the outlet flows from the 

developed site will be equal to, or less than, existing flows. In the event the 

stormwater pump fails or the outlet pipe becomes clogged, the emergency 

overflow for the site will flow onto Lampson Avenue matching historical drainage 

patterns. 

Alternative Drainage System Outlets to Lampson Avenue: 

There is no current cross lot drainage agreement between the JFTB and the 

subject property allowing for the proposed development’s flows to outlet onto 

the JFTB. The JFTB controls all improvements on their property. If, for whatever 

reason, proposed flows from the project are not allowed to outlet to the JFTB, 
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then an alternate design is proposed to outlet surface flows onto Lampson 

Avenue gutter via a parkway culvert.  

Due to existing flooding concerns on Lampson Avenue, the onsite detention and 

pump system will be designed to allow for low flows to enter Lampson Avenue 

up until the time that the flows begin to exceed the allowable Q25 on Lampson. 

Once the peak storm event flows have subsided and flows are no longer above 

the allowed Q25, it will resume pumping to Lampson Avenue. 

Refer to Attachment B of this report for the Preliminary WQMP Exhibit.  

Refer to Attachment D of this report for a copy of the OCFCD Drainage Facilities 

Maps.  

Refer to separately prepared Hydrology Report for additional drainage 

information. 

**Post-Project perviousness was assumed to be 10% to produce a conservative 

value for preliminary design. During final engineering, actual pervious coverage 

will be calculated as landscape plans become available. A thorough review will 

take place in the final design stages once an impervious percentage is determined 

and the BMP size may be affected due to the change. 
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II.2 Potential Stormwater Pollutants 

 

Pollutants of Concern 

Pollutant 

Circle One: 

E=Expected to 

be of concern  

N=Not Expected 

to be of concern 

Additional Information and Comments 

Suspended-Solid/ Sediment E X N Tributary by proposed landscaped areas. 

Nutrients E X N Tributary by proposed landscaped areas. 

Heavy Metals E N X 
Per TGD, Table 2.1 this pollutant is not expected 

for attached residential developments. 

Pathogens (Bacteria/Virus) E X N Tributary by proposed residence and pets. 

Pesticides E X N Tributary by proposed landscaped areas. 

Oil and Grease E X N Tributary by uncovered parking areas. 

Toxic Organic Compounds E N X 
Per TGD, Table 2.1 this pollutant is nto expected 

for attached residential developments. 

Trash and Debris E X N Tributary by proposed residence. 
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II.3 Hydrologic Conditions of Concern 

 No – Map shown in Attachment A 

 

 Yes – Describe applicable hydrologic conditions of concern below. Refer to Section 2.2.3 in the 

TGD. 

 

Refer to Attachment A of this report for a copy of the Susceptibility Analysis of San Gabriel-Coyote Creek, 

HCOC Map.  The proposed drainage path of travel has been indicated by arrows on the map.  Downstream 

waters are not considered susceptible to hydromodification.   
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II.4 Post Development Drainage Characteristics 

The proposed residential development will be divided into seven (7) Drainage Management Areas (DMA) 

which will be graded to match the existing drainage condition. The storm water runoff will be collected and 

conveyed by a series of area drains and street flow, towards curb inlet bio-filtration vaults. These devices will be 

sized to treat the required stormwater runoff and have been designed conservatively.  The bio-filtration 

chambers will contain an internal bypass to allow the conveyance of larger storm events. Once through the 

biofiltration vault, runoff will be conveyed into an underground detention system that will detain the runoff. 

From the detention system, a stormwater sump pump located in the southwest corner of the site will outlet 

flows into the existing 18” storm drain pipe at the southwest corner of the site to outlet to the JFTB. The 

detention system and pump will be sized so that the outlet flows from the developed site will be equal to, or 

less than, existing flows. In the event the stormwater pump fails or the outlet pipe becomes clogged, the 

emergency overflow for the site will flow onto Lampson Avenue matching historical drainage patterns. 

Alternative Drainage System Outlets to Lampson Avenue: 

There is no current cross lot drainage agreement between the JFTB and the subject property allowing for the 

proposed development’s flows to outlet onto the JFTB. The JFTB controls all improvements on their property. 

If, for whatever reason, proposed flows from the project are not allowed to outlet to the JFTB, then an alternate 

design is proposed to outlet surface flows onto Lampson Avenue gutter via a parkway culvert.  

Due to existing flooding concerns on Lampson Avenue, the onsite detention and pump system will be designed 

to allow for low flows to enter Lampson Avenue up until the time that the flows begin to exceed the allowable 

Q25 on Lampson. Once the peak storm event flows have subsided and flows are no longer above the allowed 

Q25, it will resume pumping to Lampson Avenue. 

 

II.5 Property Ownership/Management 

 

The proposed project will be maintained by an appointed Homeowners Association (HOA) selected by the 

Developer, MJW Investments, LLC.  The HOA will be responsible for maintaining and providing regular 

inspections on the post-construction BMPs. 

MJW Investments, LLC 

27702 Crown Valley Parkway 

Suite D-4-197 

Ladera Ranch, Ca 92694 
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Section III Site Description 

III.1 Physical Setting 

Planning Area/ 

Community Name 
n/a 

Location/Address 

4665 Lampson Avenue 

Los Alamitos, CA 90631 

Land Use 
Existing Land Use:  General Office 

Proposed Land Use: Residential Multi-Family 

Zoning C-F Community Facilities 

Acreage 12.12 ac 

Predominant Soil Type Soil Type A 
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III.2 Site Characteristics 

Precipitation Zone 
The site falls under the 0.8” per the TGD, Figure XVI-1, Rainfall Zones Map.  

Refer to Attachment B of this report for a copy of the map. 

Topography 

The site is generally flat and sheet flows to the south west towards Lampson 

Avenue. According to existing topography, the site elevations range from 

approximately 21.5 feet to 26.5 feet. 

Drainage 

Patterns/Connections 

According to existing topography runoff generally surface flows south and 

west onsite. There is an existing headwall near the eastern most existing 

driveway. It appears runoff from the adjacent onsite grass area is conveyed 

towards the headwall that connects to an open drainage channel that slopes 

to the west along the southern property line. The drainage channel 

terminates into an existing headwall at the southwest corner of the site. 

Existing onsite gutters convey runoff into the existing drainage channel. 

There are two existing trench drains in the two eastern driveways that appear 

to connect to the existing drainage channel as well. 

Runoff appears to run along Lampson Avenue until it reaches an existing 

Orange County Flood Control Facility east of Seal Beach Blvd. After entering 

this facility runoff is conveyed downstream into the San Gabriel River and 

eventually into the Pacific Ocean.  

The proposed drainage design will follow the existing drainage pattern with 

surface flows to onsite drainage facilities that will ultimately outlet into the 

existing headwall on the southwest corner of the site.  

Soil Type, Geology, and 

Infiltration Properties 

Per the Preliminary Geotechnical Evaluation and Design Recommendations 

Report prepared by LGC Geotechnical, Inc. Dated December 21, 2021, the 

site’s geotechnical properties are described as the following:  

“Based on the results of our subsurface investigation, the site is underlain by a 

thin veneer of topsoil and older artificial fill over young alluvial deposits of 

Holocene age, per regional geologic mapping (USGS, 2016).  

The young alluvial sediments encountered during our subsurface exploration 

generally consist of interbedded layer of gray and brown, silty clay, clay silty 

sand, and clayey sand. The materials were observed to be very moist to wet 

with depth, soft to very stiff and medium dense to dense.” 

“In general, our borings indicate the site is underlain by young alluvial fan 

deposits to the maximum explored depth of approximately 46.5 feet below 

existing grade. The material consists of clay, clayey sand, silty clay, and silty 

sand. The material was observed to be very moist to wet with depth and soft 

to stiff and medium dense to dense.”  

Refer to Attachment F of this report for a copy of the Geotechnical Report.  
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Hydrogeologic 

(Groundwater) Conditions 

Per the Preliminary Geotechnical Evaluation and Design Recommendations 

Report prepared by LGC Geotechnical, Inc. Dated December 21, 2021, the the 

site’s groundwater conditions are described as the following:  

“Groundwater was encountered in three of our borings (HS-1 through HS-3) at 

depths of approximately 11 to 13 feet below existing grade. Additionally, historic 

high groundwater is estimated to be about 10 feet below existing grade. The 

location and approximate depth of groundwater is summarized in Table 1 

below. 

Boring 

Number 

Total Drilled Depth 

of Boring (ft) 

Groundwater Depth 

Below Existing Grade (ft) 

HS-1 21.5 13 

HS-2 46.5 11.5 

HS-3 21.5 11 

 

Seasonal fluctuations of groundwater elevations should be expected over time. 

In general, groundwater levels fluctuate with the seasons and local zones of 

perched groundwater may be present due to local seepage caused by irrigation 

and/ or recent precipitation. Local perched groundwater conditions or surface 

seepage may develop once site development is completed.” 

Refer to Attachment F of this report for a copy of the Geotechnical Report. 

Geotechnical Conditions 

(relevant to infiltration) 

Per the Preliminary Geotechnical Evaluation and Design Recommendations 

Report prepared by LGC Geotechnical, Inc. Dated December 21, 2021, the 

site’s geotechnical infiltration properties are described as the following:  

“Two field percolation tests were performed in locations and depths per the 
direction of the project civil engineer, the location is depicted on Figure 2 – 
Boring Location Map. Test well installation consisted of placing a 3-inch 
diameter perforated PVC pipe in the excavated 8-inch diameter borehole and 
backfilling the annulus with crushed rock including the placement of 
approximately 2 inches of crushed rock at the bottom of the borehole. The 
infiltration test wells were presoaked the day of installation and testing took 
place within 24 hours of presoaking. During the pre-test, the water level was 
observed to drop less than 6 inches in 25 minutes for two consecutive 
readings. Therefore, the test procedure for fine-grained soils or “slow test” 
was followed. Test well installation and the estimation of infiltration rates 
were accomplished in general accordance with the guidelines set forth by the 
County of Orange (2013). In general, three-dimensional flow out of the test 
well (percolation), as observed in the field, is mathematically reduced to one-
dimensional flow out of the bottom of the test well (infiltration). Infiltration 
tests are performed using relatively clean  water,  free of particulates, silt, etc. 
The results of our recent field infiltration testing are presented in Appendix 
D and summarized below. 
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TABLE 2 

Summary of Field Infiltration Testing 

Infiltration Test 

Identification 
Approx. 

Depth Below 

Existing 

Grade (ft) 

Observed 

Infiltration 

Rate* (in./hr.) 

I-1 5 0.03 

I-2 5 0.04 

*Observed Infiltration Rates Do Not Include Factor of Safety. 

The tested infiltration rates provided in this report are considered a general 

representation  of the infiltration rates at the location of the proposed 

infiltration boring. Please note, the testing of infiltration rates is highly 

dependent upon the materials encountered at the point of testing (i.e., 

location and depth of testing). Varying subsurface conditions may exist 

outside of the test location which could alter the calculated infiltration rate.” 

“Geotechnical stability and integrity of the project site is reliant upon 

appropriate handling of surface water. Due to the extremely low measured 

infiltration rate, low permeability fine-grained soils at depth, shallow 

groundwater and site liquefaction potential, we strongly recommend against 

the intentional infiltration of storm water into subsurface soils.” 

Refer to Attachment F of this report for a copy of the Geotechnical Report. 

 

Per GeoTracker, there are no Leaking Underground Storage Tank  

(LUST) Cleanup Sites within 1,000 feet of the project site. There is a public 

water well operated by the City of Seal Beach approximately 1,800 feet west of 

the site. The well is listed as an active, raw groundwater well operated by the 

city of Seal Beach. Refer to Attachment F for the GeoTracker printout of the 

site. 

Off-Site Drainage The site does not experience any off-site run-on 

Utility and Infrastructure 

Information 

Utilities are proposed to be underground.  No special setbacks are needed or 

proposed.  
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III.3 Watershed Description 

 

Receiving Waters 

The project site is located within the San Gabriel-Coyote Creek Watershed. 

The site discharges into the Federal Storm Channel, converges with the San 

Gabriel River and outlets to the Pacific Ocean. 

303(d) Listed Impairments 

San Gabriel River Estuary is listed for Copper, Dioxin, Indicator Bacteria, 

Nickel and Oxygen, Dissolved. 

San Pedro Bay Near/Off Shore Zones is listed for Chlordane, PCBs, Total 

DDT, Toxicity. 

Applicable TMDLs 

TMDLs are listed for the water bodies Coyote Creek Channel for Copper, 

Lead, and Zinc.  San Gabriel TMDLs are for Indicator Bacteria. 

These TMDLs have been adopted for Coyote Creek/ San Gabriel River by the 

Los Angeles Regional Water Quality Control Board (Region 4); however, it 

applies to the areas of Orange County that drain to the Coyote Creek and 

San Gabriel River. 

Pollutants of Concern for 

the Project 

Suspended solid/ sediments, Nutrients, Pathogens (Bacteria/ Virus), 

Pesticides, Oil & Grease and Trash & Debris 

Environmentally Sensitive 

and Special Biological 

Significant Areas 

n/a 
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Section IV Best Management Practices (BMPs) 

IV. 1 Project Performance Criteria 

 

(NOC Permit Area only) Is there an approved WIHMP or equivalent 
for the project area that includes more stringent LID feasibility 
criteria or if there are opportunities identified for implementing LID 
on regional or sub-regional basis? 

YES  NO  

If yes, describe WIHMP 
feasibility criteria or 
regional/sub-regional LID 
opportunities. 

n/a    
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Project Performance Criteria (continued) 

If HCOC exists, list applicable 

hydromodification control 

performance criteria (Section 7.II-

2.4.2.2 in MWQMP) 

Per 7.II-2.4.2.2 of the Model WQMP, HCOC exists for when the post-

construction time of concentration and volume of storm water 

increases beyond 5% of a 2-year storm event thus potentially 

increasing the downstream erosion and adversely impacts on 

physical structure, aquatic, and riparian habitat. 

List applicable LID performance 

criteria (Section 7.II-2.4.3 from 

MWQMP) 

Per 7.II-2.4.3 of the Model WQMP, the available LID Treatment 

BMPs to be utilized in reducing the post-development impacts 

include infiltration, harvest and use, evapotranspiration, or 

biotreat/biofilter, the 85th percentile of a 24-hour storm event 

(Design Capture Volume). 

List applicable treatment control 

BMP performance criteria 

(Section 7.II-3.2.2 from MWQMP)  

Per 7.II-3.2.2 of the Model WQMP, if the LID performance criteria is 

not feasibly met by retention and/or biotreatment, then sizing of 

onsite treatment control BMPs are required.  Sizing of these 

treatment control BMPs will include, if applicable any Water Quality 

credits as calculated per the Technical Guidance Document.  The 

project proposes to satisfy LID performance criteria, therefore 

treatment control performance criteria is also fully satisfied. 

Calculate LID design storm 

capture volume for Project. 

The proposed project residential site will generate a total DCV of 

29,213 cf. The DCV for each DMA was calculated as follows:  

DMA 1: Vdesign = 0.83*0.8*2.160 acres*43,560 (sf/acre)*(1 foot/12 

inches) = 5,206 cf 

DMA 2: Vdesign = 0.83*0.8*2.093 acres*43,560 (sf/acre)*(1 foot/12 

inches) = 5,045 cf 

DMA 3: Vdesign = 0.83*0.8*2.809 acres*43,560 (sf/acre)*(1 foot/12 

inches) = 6,771 cf 

DMA 4: Vdesign = 0.83*0.8*1.806 acres*43,560 (sf/acre)*(1 foot/12 

inches) = 4,352 cf 

DMA 5: Vdesign = 0.83*0.8*0.507 acres*43,560 (sf/acre)*(1 foot/12 

inches) = 1,223 cf 

DMA 6: Vdesign = 0.83*0.8*0.504 acres*43,560 (sf/acre)*(1 foot/12 

inches) = 1,214 cf 

DMA 7: Vdesign = 0.83*0.8*2.241 acres*43,560 (sf/acre)*(1 foot/12 

inches) = 5,401 cf 
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As flow-based Bio-filtration BMPs are proposed for project site. The 

design flowrates corresponding to surface flows from streets and 

drive aisles within each DMA were calculated as follows:  

DMA 1: Qdesign = 0.83*0.26 (in/hr)*2.160 acres = 0.466 cfs 

DMA 2: Qdesign = 0.83*0.26 (in/hr)*2.093 acres = 0.452 cfs 

DMA 3: Qdesign = 0.83*0.26 (in/hr)*2.809 acres = 0.606 cfs 

DMA 4: Qdesign = 0.83*0.26 (in/hr)*1.806 acres = 0.390 cfs 

DMA 5: Qdesign = 0.83*0.26 (in/hr)*0.507 acres = 0.110 cfs 

DMA 6: Qdesign = 0.83*0.26 (in/hr)*0.504 acres = 0.109 cfs 

DMA 7: Qdesign = 0.83*0.26 (in/hr)*2.241 acres = 0.484 cfs 

 

* Refer to Worksheet B in Attachment B of this report. 
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IV.2.  SITE DESIGN AND DRAINAGE PLAN 

The site is divided into seven (7) Drainage Management Areas (DMA) as indicated on the Preliminary WQMP 

Exhibit.  Each drainage area will have an area drain system to convey runoff from landscape and roof drainage 

along with curb inlet Modular Wetlands Systems to intercept surface runoff form surrounding walkways and 

drive aisles.  The area drain system design for the project will be determined during final engineering and will 

connect directly to the proposed water quality treatment devices.  

Stormwater runoff will be collected and conveyed through curb inlet Modular Wetlands Systems for water 

quality treatment of the Design Capture Volume (DCV). The overall project treatment flow rate for the site is 

2.615 cfs, per Worksheet D in Attachment D of this report.  Refer to the DMA Table below for area designation.   

The Modular Wetland System (MWS) Biofiltration vaults are designed to provide a 3-phase treatment train.    

Initially, when the stormwater enters the system, a trash rack, filter media and settling chamber will capture  

large trash/ debris and sediment in the stormwater before entering the planting media.  This system is  

designed to treat stormwater flow horizontally.  Before the stormwater enters the planting or “wetland”  

chamber, the runoff flows through the 2nd phase, a pre-filter cartridge which captures fines TSS, metals,  

nutrients and bacteria.  The pre-filter chamber eliminates additional maintenance of the planting area.   The  

wetland chamber is the 3rd phase of the system which provides final treatment through a combination of  

physical, chemical and biological processes. Refer to Section IV.3.4 of this report for sizing information of the  

Biofiltration Vaults. 

 

In the 7 DMAs, street runoff and landscape area runoff will be conveyed into the Modular Wetlands System 

where it will be treated for Water Quality. In the event that the design capture flowrate is exceeded, runoff will 

flow through the internal bypass and be conveyed into the underground detention system. The underground 

detention system meters flows offsite through an existing 18” storm drain pipe.  

Runoff that enters the existing 18” storm drain pipe will follow historic drainage patterns and will drain into the 

San Gabriel River which eventually outlets into the Pacific Ocean.  

Drainage from upstream offsite areas that run onto the site will be collected and conveyed in separate 

underground storm drain pipes that will direct flows to overflow parkway drains to discharge into the existing 

18” storm drain pipe. Offsite and onsite runoff flows will not co-mingle prior to onsite treatment runoff.  

Drainage Management Areas (DMA) Table: 

Refer to the Preliminary WQMP Exhibit within this report for referenced area designations.   

Drainage 

Area No. 

(DMA) 

Area (ac) DCV (cf) 
Design Flow 

Rate (cfs) 
Proposed BMPs 

1 2.15978  5,206  0.466 BIO-7 Biofiltration System 

2 2.09320  5,045  0.452 BIO-7 Biofiltration System 

3 2.80935  6,771  0.606 BIO-7 Biofiltration System 

4 1.80556  4,352  0.390 BIO-7 Biofiltration System 

5 0.50746  1,223  0.110 BIO-7 Biofiltration System 
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6 0.50365  1,214  0.109 BIO-7 Biofiltration System 

7 2.24081  5,401  0.484 BIO-7 Biofiltration System 

∑ 12.12 29,213 2.615  

* Refer to Worksheets B and D in Attachment B of this report. 
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IV.3 LID BMP SELECTION AND PROJECT CONFORMANCE ANALYSIS 

IV.3.1 Hydrologic Source Controls  

Name Included? 

Localized on-lot infiltration  

Impervious area dispersion (e.g. roof top 
disconnection) 

 

Street trees (canopy interception)  

Residential rain barrels (not actively managed)  

Green roofs/Brown roofs  

Blue roofs  

Impervious area reduction (e.g. permeable 

pavers, site design) 
 

Other:         

Other:         

Other:         

Other:         

Other:         

Other:         

Other:         

Other:         

 

*HSC BMPs are not required since the site is HCOC exempt 
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IV.3.2 Infiltration BMPs 

 

Name Included? 

Bioretention without underdrains  

Rain gardens  

Porous landscaping  

Infiltration planters  

Retention swales  

Infiltration trenches  

Infiltration basins  

Drywells  

Subsurface infiltration galleries  

French drains  

Permeable asphalt  

Permeable concrete  

Permeable concrete pavers  

Other:         

Other:         

 

Per TGD Figure XVI-2A the site falls under Soil Type “A”. 

Due to the high groundwater levels and very low infiltration rates, infiltration is not feasible for this site. 
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IV.3.3   Evapotranspiration, Rainwater Harvesting BMPs 

 

Name Included? 

All HSCs; See Section IV.3.1  

Surface-based infiltration BMPs  

Biotreatment BMPs  

Above-ground cisterns and basins  

Underground detention  

Other:         

Other:         

Other:         

 

The entire DCV is being treated by Biotreatment BMPs.  Harvested Water Demand and Feasibility 

assessment was performed per Worksheet J, which indicated that Evapotranspiration or Rainwater 

Harvesting BMPs are infeasible. 
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IV.3.4 Biotreatment BMPs 

 

Name  Included? 

Bioretention with underdrains  

Stormwater planter boxes with underdrains  

Rain gardens with underdrains  

Constructed wetlands  

Vegetated swales  

Vegetated filter strips  

Proprietary vegetated biotreatment systems   

Wet extended detention basin  

Dry extended detention basins  

Other:         

Other:         

 

Modular Wetland System (MWS) Biofiltration vaults will be utilized to treat runoff prior to discharging 

offsite.  The MWS Biofiltration vaults utilize a 3-phase treatment train by collecting the stormwater runoff 

in a Pre-Treatment Chamber, Planting or “Wetland” Chamber and Discharge Chamber.  Treated runoff 

outlets to existing Caltrans catch basins.  

The MWS Biofiltration vaults were sized separately per DMA using the treatment flow rate method per 

the Orange County Technical Guidance Document worksheets. Note that the tributary treatment area used 

for MWS sizing calculations refers to the entire DMA. Landscape areas will have area drains to convey 

runoff through the MWS systems.  

 

Refer to Worksheet D in Attachment A for calculations.  

DMA 

Acreage 

Tributary to 

Proposed Catch 

Basins (ac) 

Design Flow 

Rate (cfs) 
MWS Model 

Treatment 

Capacity, Q 

(cfs) 

1 2.15978 0.466 MWS-L-8-20-V 0.620 

2 2.09320 0.452 MWS-L-8-16-C 0.462 

3 2.80935 0.606 MWS-L-8-20-C 0.620 

4 1.80556 0.390 MWS-L-8-16-C 0.462 

5 0.50746 0.110 MWS-L-4-8-C 0.115 

6 0.50365 0.109 MWS-L-4-8-C 0.115 
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7 2.24081 0.484 MWS-L-8-16-C 0.489 

Total 12.12 2.615  2.725 

 

* Project-specific details will be provided during final engineering. Refer to Attachment C for additional 

manufacturer information. 

Conclusion: 

The utilization of a MWS Biofiltration vaults will provide more than the required pre-treatment flow rate for their 

tributary drainage areas. 

 Easting Northing 

MWS #1 6014531.4995' 2232655.3917' 

MWS #2 6014932.0452' 2232907.6932' 

MWS #3 6014965.4528' 2232807.1811' 

MWS #4 6014903.1336' 2232808.1092' 

MWS #5 6014677.7325' 2232684.9774' 

MWS #6 6014814.9612' 2232681.4795' 

MWS #7 6014894.1135' 2232648.0694' 
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IV.3.5    Hydromodification Control BMPs 

Hydromodification Control BMPs 

BMP Name BMP Description 

n/a n/a 

  

IV.3.6 Regional/Sub-Regional LID BMPs  

Regional/Sub-Regional LID BMPs 

n/a  

 

IV.3.7 Treatment Control BMPs 

 

Treatment Control BMPs 

BMP Name BMP Description 

n/a n/a 
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IV.3.8 Non-structural Source Control BMPs 

 

Non-Structural Source Control BMPs 

Identifier Name 

Check One 
If not applicable, state brief 

reason Included 
Not 

Applicable 

N1 
Education for Property Owners, 
Tenants and Occupants 

        

N2 Activity Restrictions         

N3 
Common Area Landscape 
Management 

        

N4 BMP Maintenance         

N5 
Title 22 CCR Compliance (How 
development will comply) 

        

N6 Local Industrial Permit Compliance   Proposed residential project. 

N7 Spill Contingency Plan   Proposed residential project.  

N8 Underground Storage Tank 
Compliance 

  
No proposed underground 

storage tanks. 

N9 
Hazardous Materials Disclosure 

Compliance 
  Proposed residential project. 

N10 Uniform Fire Code Implementation         

N11 Common Area Litter Control         

N12 Employee Training         

N13 Housekeeping of Loading Docks   Proposed residential project. 

N14 Common Area Catch Basin Inspection         

N15 
Street Sweeping Private Streets and 

Parking Lots 
        

N16 Retail Gasoline Outlets   Proposed residential project. 
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N1: Education for Property Owners, Tenants & Occupants 

Project conditions of approval will require that the Homeowner’s Association (HOA) periodically 

provide environmental awarness education materials, made available bt the municipalities, to all of 

its members.  Among other things, these materials will be descrive the use of chemcials (including 

household type) that should be limited to the property, with no discharge of wastes via hosing or 

other direct discharge to gutters, catch basins and storm drains.  Educational materials available 

from the County of Orange can be downloaded here: 

http://www.ocwatersheds.com/PublicEd/resources/default.aspx 

N2: Activity Restrictions 

Conditions, covenants and restrictions (CC&Rs) must be prepared by the developer for the 

appointed HOA for the purpose of surface water quality protection.  The CC&Rs shall incorporate 

the restrictions based on the Project WQMP. 

N3: Common Area Landscape Management 

All common landscaping and/ or open space areas shall have on-going landscape maintenance by 

an appointed professional landscaping maintenance company as selected by the HOA.  

Maintenance shall incorporate all current County Water Conservation Resolution usage and follow 

the Management Guidelines for Use of Fertilizers per the DAMP Section 5.5.  Refer to Section 5 of 

this report for additional landscape maintenance requirements. 

N4: BMP Maintenance 

Refer to Section 5 and Attachment C of this report for additional non-structural BMP maintenance 

requirements, responsibility and frequency. 

N5: Title 22 CCR Compliance 

HOA is responsible for compliance with Title 22 of the California Code of Regulations (CCR) and 

relevant sections of the California Health & Safety Code regarding hazardous waste management is 

enforced by the County Environmental Heath and behalf of the State.  Inforamtion regarding 

hazardous waste management must be provided to all employees, homeowners, tenants and 

occupants. 

N10: Uniform Fire Code Implementation 

HOA is responsible for compliance with Article 80 of the Uniform Fire Code enforced by the local 

fire protection agency. 

N11: Common Area Litter Control 

HOA to implement trash management and litter control procedures in the common areas aimed at 

reducing pollution of drainage water.  HOA to contract with landscape maintenance company to 

provide this service during regularly scheduled maintenance, which will consist of litter patrol, 

http://www.ocwatersheds.com/PublicEd/resources/default.aspx
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emptying of trash receptacles in common areas, and noting trash disposals violations by 

homeowners, tenants or occupants and reporting the violations to the HOA for investigation. 

N12: Employee Training 

HOA to provide Educational Materials and Property Management manuals to all employees upon 

initial hiring.  Any updated information shall be provided to employees within a timely manner 

along with information on implementation. 

N14: Common Area Catch Basin Inspections 

HOA to inspect, clean and repair common area catch basins within the development to verify that 

the private drainage system is working properly.  All trash/ debris and sediment build up is 

removed and any repairs/ replacements are conducted.  Cleaning should take place in late 

summer/ early fall prior to the start of the raining season.  Drainage facilities include catch basins 

(storm drain inlets), detention basins, retention basins, sediment basins, open drainage channels, 

area drains, and lift stations.  Records shall be kept onsite to document the annual maintenance. 

N15: Street Sweeping of Private Streets & Parking Lots 

HOA to schedule at a minimum street sweeping of private streets and parking areas prior to the 

start of the rainy seasons, in late summer or early fall.  Additional sweeping may be required to 

remove landscaping foliage and/ or pollution. 
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IV.3.9 Structural Source Control BMPs 

 

Structural Source Control BMPs 

Identifier Name 

Check One 
If not applicable, state brief 

reason Included 
Not 

Applicable 

S1 
Provide storm drain system stenciling 
and signage 

        

S2 
Design and construct outdoor material 
storage areas to reduce pollution 
introduction 

  
No proposed outdoor storage 

areas. 

S3 
Design and construct trash and waste 
storage areas to reduce pollution 
introduction 

   

S4 
Use efficient irrigation systems & 
landscape design, water conservation, 
smart controllers, and source control 

        

S5 
Protect slopes and channels and 
provide energy dissipation 

  
No proposed slopes/channels to 

be protected.  

 
Incorporate requirements applicable to 
individual priority project categories 
(from SDRWQCB NPDES Permit) 

  n/a 

S6 Dock areas   Proposed residential project.  

S7 Maintenance bays   Proposed residential project. 

S8 Vehicle wash areas   No proposed vehicle wash areas.  

S9 Outdoor processing areas   Proposed residential project. 

S10 Equipment wash areas   Proposed residential project. 

S11 Fueling areas   Proposed residential project. 

S12 Hillside landscaping   
Project not located within hillside 

area. 

S13 
Wash water control for food 
preparation areas 

  Proposed residential project. 

S14 Community car wash racks   
No proposed community car 

washing areas. 
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S1 (SD-13): Provide Storm Drain System Stenciling 

Phrase “No Dumping – Drains to Ocean” or equally effective phrase to be stenciled on catch basins 

to alert the public of the destination of pollutants discharged into storm water.  This stenciling will 

be inspected and re-stenciled on a periodic basis by HOA.   

Refer to CASQA BMP Fact Sheet SD-13 for additional information. 

S4 (SD-12): Use Efficient Irrigation Systems & Landscape Design 

HOA shall implement the timing and application methods of irrigation water to minimize the 

runoff of excess irrigation water into the storm drain systems.  HOA to implement the following 

methods to reduce excessive irrigation water runoff, where applicable: 

• Employ rain shutoff devices to prevent irrigation after precipitation 

• Utilizing landscape specific irrigation water requirements 

• Utilize flow reducers or shutoff valves triggered by pressure drop to control water loss due 

to broken sprinkler heads 

• Implement landscaping practices per the County Water Conservation Resolution or City 

agency equivalent 

• Group plants or landscaping with similar water consumption in order to promote surface 

infiltration 

Refer to CASQA BMP Fact Sheet SD-12 for additional information. 
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IV.4 ALTERNATIVE COMPLIANCE PLAN (IF APPLICABLE) 

IV.4.1 Water Quality Credits 

 

Description of Proposed Project 
Project Types that Qualify for Water Quality Credits (Select all that apply):   

Redevelopment 

projects that reduce the 

overall impervious 

footprint of the project 

site. 

Brownfield redevelopment, meaning 

redevelopment, expansion, or reuse of real 

property which may be complicated by the 

presence or potential presence of hazardous 

substances, pollutants or contaminants, and 

which have the potential to contribute to 

adverse ground or surface WQ if not 

redeveloped. 

 Higher density development projects which 

include two distinct categories (credits can only 

be taken  for one category): those with more than 

seven units per acre of development (lower credit 

allowance); vertical density developments, for 

example, those with a Floor to Area Ratio (FAR) 

of 2 or those having more than 18 units per acre 

(greater credit allowance). 

 Mixed use development, such as a 

combination of residential, commercial, 

industrial, office, institutional, or other land 

uses which incorporate design principles 

that can demonstrate environmental benefits 

that would not be realized through single 

use projects (e.g. reduced vehicle trip traffic 

with the potential to reduce sources of water 

or air pollution). 

 Transit-oriented developments, such as a mixed 

use residential or commercial area designed to 

maximize access to public transportation; similar to 

above criterion, but where the development center is 

within one half mile of a mass transit center (e.g. bus, 

rail, light rail, or commuter train station). Such 

projects would not be able to take credit for both 

categories, but may have greater credit assigned 

 Redevelopment 

projects in an established 

historic district, historic 

preservation area, or 

similar significant city 

area including core City 

Center areas (to be 

defined through 

mapping). 

Developments with 

dedication of undeveloped 

portions to parks, 

preservation areas and 

other pervious uses. 

 
Developments 

in a city center 

area. 

 
Developments 

in historic 

districts or 

historic 

preservation 

areas. 

 Live-work developments, a 

variety of developments designed 

to support residential and 

vocational needs together – 

similar to criteria to mixed use 

development; would not be able 

to take credit for both categories. 

In-fill projects, the 

conversion of empty lots 

and other underused 

spaces into more 

beneficially used spaces, 

such as residential or 

commercial areas. 

Calculation of 

Water Quality 

Credits 

(if applicable) 

The entire DCV is being treated by LID BMPs.  Water quality credits will not be used.   



Preliminary Water Quality Management Plan (WQMP)  

TTM 19263 
  

 

MJW Investments  Section IV 

  Page 34 

IV.4.2 Alternative Compliance Plan Information 

 

n/a 
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Section V Inspection/Maintenance 

Responsibility for BMPs 
Currently the owner of the property is the California Department of Fish and Wildlife.  Upon 

completion of entitlement, during the process of final engineering, ownership will be 

transferred to MJW Investments, LLC.  Ultimately, the property owner will be responsible for 

establishing a Homeowner’s Association (HOA) for long term BMP operation and 

maintenance.  The owner is aware of the maintenance responsibilities of the proposed BMPs.  

A funding mechanism is in place to establish an HOA to maintain the BMPs at the frequency 

stated in the WQMP.  Contact information will be updated as part of final engineering. 

If ownership is transferred at a later date other than who is listed within the Final report, 

completion of a Notice of Transfer of Responsibility form is required.  A blank form is 

provided in Attachment G of this report.   

For preliminary purposes, MJW Investments will be responsible for the BMP maintenance 

until the project is sold and/ or transferred to a new Owner, HOA. 

 

MJW Investments, LLC 

27702 Crown Valley Parkway 

Suite D-4-197 

Ladera Ranch, Ca 92694 

 

The following BMP Inspection/ Maintenance table will be completed as part of the final 

engineering.  This table will include BMP description, responsible party(ies), required 

inspection/ maintenance routine and frequency. 
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BMP Inspection/Maintenance 

BMP 
Reponsible 

Party(s) 

Inspection/ 

Maintenance 

Activities 

Required 

Minimum 

Frequency of 

Activities 

Education for 

Property Owners, 

Tenants, Occupants 

& Employees 

Homeowner’s 

Association (HOA) 

HOA  to provide 

education material, a 

copy of the approved 

WQMP and Operation 

& Maintenance Plan 

(O&M) to new 

property owners, 

tenants, occupants & 

employees. 

As needed. 

 

Activity 
Restrictions 

 

HOA 

HOA notified of 

activities that are 

prohibited by 

homeowners. 

Restrictions identified 

in Employee Manual 

and reviewed yearly 

by employees. 

Common Area 

Landscape 

Management 

HOA 

HOA to hire 

professional 

landscape company to 

conduct maintenance 

of landscaping to meet 

current water 

efficiency and keep 

plants healthy and bio 

areas maintained with 

proper soil 

amendments. 

Regular maintenance 

once a week and 

monthly inspection to 

determine 

deficiencies 

Title 22 CCR 

Compliance 
HOA 

HOA to comply with 

Title 22 of the 

California Code of 

Regulations (CCR), 

relevant California 

Health & Safety Code 

and keep informed of 

the latest 

As needed. 
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requirements.  

Information regarding 

hazardous waste 

management must be 

provided to all 

employees, 

homeowners, tenants 

& occupants.   

Uniform Fire Code 

Implementation 
HOA 

HOA to comply with 

fire regulations and 

keep informed of the 

latest rules and 

requirements. 

Comply with annual 

fire inspections and 

maintain building 

and access per the 

latest fire codes. 

Common Area 

Litter Control 
HOA 

HOA to provide litter 

removal of site 

parking lot and 

landscape areas. 

Once per week. 

Employee Training 
HOA 

HOA to provide 

Educational 

Materials and 

Property 

Management 

manuals to all 

employees upon 

initial hiring.  Any 

updated information 

shall be provided to 

employees in a 

timely manner.   

As needed. 

Common Area Catch 

Basin Inspections 
HOA  

HOA to inspect, clean 

and repair common 

area catch basins to 

verify private 

drainage system 

functioning properly.   

80% of drainage 

facilities to be 

inspected, cleaned 

and maintained on 

an annual basis and 

100% in a two-year 

period.   
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Private Street & 

Parking Lot 

Sweeping 
HOA 

HOA to provide 

maintenance of 

Parking Lot. 

Regular Parking Lot 

sweeping once a 

week. 

Storm Drain 

Stencilling and 

Signage 
HOA 

HOA to provide 

maintenance of 

storm drain 

stencilling and 

signage. 

Once every 6 months, 

inspect for re-

stencilling needs.  

Re-stencil as needed 

immediately.  

Use efficient 

irrigation systems & 

landscape design, 

water conservation, 

smart controllers, 

and source control 

HOA  

HOA to provide 

maintenance of 

landscaping to meet 

current water 

efficiency standards 

and keep plants 

healthily. 

Regular maintenance 

once a week and 

monthly inspection 

to determine 

deficiencies. 

 

 

 

 

 

Modular Wetlands 

Biofiltration systems 
 

 

 

 

HOA  

HOA to provide 

maintenance of 

systems.  Remove 

trash debris and 

sediment 

accumulation after 

storm events.  

Replace media as 

required.  Repair as 

needed.   

Regular maintenance 

before rainy season.  

Inspect and clean at 

least twice per year.  
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Modular Trough 

Diversion System 
HOA 

HOA to inspect 

system and schedule 

maintenance when 

deficiencies are 

noted. Area near 

system to be kept 

free of debris and 

cleanings shall be 

scheduled to remove 

silt from trough as 

needed 

Inspections should 

occur at least two 

times per year and 

one of the inspection 

must be before the 

start of the rainy 

season (October 1st). 
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Section VI Site Plan and Drainage Plan 

VI.1 SITE PLAN AND DRAINAGE PLAN  

Include a site plan and drainage plan sheet set containing the following minimum information: 

• Project location 

• Site boundary 

• Land uses and land covers, as applicable 

• Suitability/feasibility constraints 

• Structural BMP locations 

• Drainage delineations and flow information 

• Drainage connections 

• BMP details 
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Section VII Educational Materials 
Refer to the Orange County Stormwater Program (ocwatersheds.com) for a library of materials available. For 

the copy submitted to the Permittee, only attach the educational materials specifically applicable to the 

project. Other materials specific to the project may be included as well and must be attached. 

Education Materials 

Residential Material 

(http://www.ocwatersheds.com) 

Check If 

Applicable 

Business Material 

(http://www.ocwatersheds.com) 

Check If 

Applicable 

The Ocean Begins at Your Front Door  Tips for the Automotive Industry  

Tips for Car Wash Fund-raisers  Tips for Using Concrete and Mortar  

Tips for the Home Mechanic  Tips for the Food Service Industry  

Homeowners Guide for Sustainable 
Water Use 

 
Proper Maintenance Practices for Your 
Business 

 

Household Tips  

Other Material 
Check If 

Attached 
Proper Disposal of Household 
Hazardous Waste 

 

Recycle at Your Local Used Oil 

Collection Center (North County) 
        

Recycle at Your Local Used Oil 

Collection Center (Central County) 
        

Recycle at Your Local Used Oil 

Collection Center (South County) 
        

Tips for Maintaining a Septic Tank 

System 
        

Responsible Pest Control         

Sewer Spill         

Tips for the Home Improvement Projects         

Tips for Horse Care         

Tips for Landscaping and Gardening         

Tips for Pet Care         

Tips for Pool Maintenance         

Tips for Residential Pool, Landscape and 

Hardscape Drains 
        

Tips for Projects Using Paint         

 

 


