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1.0 PROJECT DESCRIPTION 

1.1 INTRODUCTION  

The California Department of Transportation (Caltrans), District 12, in cooperation with the Orange 
County Transportation Authority (OCTA), proposes to widen State Route 55 (SR-55) in both 
directions from just north of the Interstate 405 (I-405)/SR-55 interchange to just south of the 
Interstate 5 (I-5)/SR-55 interchange between Post Miles (PM) 6.4 and 10.3. The project area is 
located in the Cities of Santa Ana, Tustin, and Irvine in Orange County, California (Figure 1.1-1). 
SR-55 currently has four general-purpose lanes and one high-occupancy vehicle (HOV) lane in each 
direction on the project segment of SR-55, with auxiliary lanes between ramps at various locations. 
 
SR-55 begins in Newport Beach west of State Route 1 (SR-1) (PM 0.2) and ends at State Route 91 
(SR-91) in the City of Anaheim (PM 17.876). SR-55 is a major link to other freeway systems within 
Orange County by providing access between central Orange County and the coastal region. SR-55 is 
one of the most congested freeway systems in Orange County and currently operates at unacceptable 
levels of service (LOS) during peak periods. The demand in the future is anticipated to increase traffic 
volumes by approximately 20 percent, consequently increasing a.m. and p.m. peak period delays. The 
purpose of the proposed project is to provide congestion relief, improve traffic flow, and increase 
mobility on SR-55. 
 
The purpose of this Community Impact Assessment (CIA) is to delineate the affected socioeconomic 
environment and identify and analyze community impacts generated by the proposed project. It has 
been prepared in accordance with Caltrans Environmental Handbook, Volume 4 – Community Impact 
Assessment (Caltrans 2011a). Both the National Environmental Policy Act of 1969 (NEPA), the 
California Environmental Quality Act of 1970 (CEQA), and the regulations and guidelines that 
implement these laws, require consideration of the social and economic impacts of projects in the 
preparation of environmental documents. This report identifies the project setting in terms of land 
use, population and housing, economic conditions, and public facilities and services, and provides 
conclusions regarding community impacts by topic area. The Moving Ahead for Progress in the 21st 
Century Act (MAP-21), the current federal long-term surface transportation funding bill, amended 23 
United States Code (USC) 327 to establish a revised and permanent Surface Transportation Project 
Delivery Program. Pursuant to the amended 23 USC 327, Caltrans has entered into a Memorandum of 
Understanding with the Federal Highway Administration (FHWA) that provides for Caltrans to 
continue to assume FHWA responsibilities under NEPA and other federal environmental laws. 
Therefore, for purposes of NEPA and CEQA compliance, Caltrans serves as the Lead Agency and 
OCTA serves as the Project Sponsor/Implementing Agency. 
 
The Study Area for community impacts analysis is the community within and surrounding the 
proposed project site in which the direct impacts and the indirect impacts of the project may occur. 
For this project, the Study Area includes the Project Area (the physical area that will be directly 
affected by the project) and the adjacent neighborhoods within the Cities of Tustin, Santa Ana, and 
Irvine (Census Tracts 525.02, 740.03, 740.04, 744.03, 744.08, 755.05, 755.07, 755.12, 755.13, 
755.14, and 755.15).  
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SOURCE: Bing Maps (c. 2010);  Census Bureau (2010)

FIGURE 1.1-1

State Route 55 (SR-55) Improvement Project between
Interstate 405 (I-405) and Interstate 5 (I-5)

Project and Study Area Boundaries
and Census Tracts0 1750 3500

FEET

I:\HDR1102\GIS\CIA\Census_StudyArea.mxd (2/10/2014)

LEGEND
Project Area
City Boundary
2010 Census Tract Boundaries
Study Area

12-ORA-55  PM 6.4/10.3
EA 0J3400
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For purposes of community impact analysis, the Cities of Tustin, Santa Ana, and Irvine (the three 
cities within the Project Area and the Study Area) are the affected cities. The Project Area and the 
census tracts that comprise the Study Area are shown on Figure 1.1-1. 
 
 

1.2 ALTERNATIVES 

A total of five alternatives are under consideration. A Preferred Alternative will be selected by the 
Project Development Team (PDT) after the public meeting and public circulation period of the Draft 
Environmental Document are complete. A brief description of each alternative is provided below. 
 
 

1.2.1 Build Alternatives 

1.2.1.1 Alternative 1 (Additional Auxiliary Lanes) 
Alternative 1 proposes a new auxiliary lane in the northbound direction at two locations: 
 
• Between the MacArthur Boulevard and Dyer Road interchanges 

• Between the Dyer Road and Edinger Avenue interchanges  

 

In the southbound direction, a general-purpose lane would be created between the southbound I-5 
connector and the east Dyer Road off-ramp, and the existing auxiliary lane between the McFadden 
Avenue and Edinger Avenue interchanges would be restored. Additionally, the transition length for 
merging between the existing southbound HOV lane on SR-55 and the southbound I-5/SR-55 
connector HOV lane would be extended past Edinger Avenue. 
 
Figure 1.2-1 shows the proposed roadway geometries as well as the sound walls, retaining walls, and 
drainage features that would be constructed under Alternative 1. Alternative 1 would not result in the 
demolition or reconstruction of any existing sound walls along the project segment of SR-55, but may 
result in the construction of new sound walls along northbound SR-55 south of the McFadden 
Avenue off-ramp.  
 
 
1.2.1.2 Alternative 2 (One New General-Purpose Lane) 
Alternative 2 proposes to create one general-purpose lane in the northbound and southbound 
directions. 
 
In the northbound direction, two existing auxiliary lanes would be restored between the northbound 
I-405 connector and the MacArthur Boulevard interchange, and between the Edinger Avenue and 
McFadden Avenue interchanges.  
 
In the southbound direction, the existing auxiliary lane between the McFadden Avenue and Edinger 
Avenue interchanges would be restored. Additionally, the transition length for merging between the 
existing southbound HOV lane on SR-55 and the southbound I-5/SR-55 connector HOV lane would 
be extended past Edinger Avenue. 
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FIGURE 1.2-1
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Interstate 405 (I-405) and Interstate 5 (I-5)

Alternative 1 Proposed Roadway Geometries
and Project Design Features0 175 350

FEET
Red Hill Ave

Main St Edinger Ave

Dyer Rd

Macarthur Blvd

Warner Ave

ÃÃ55

§̈¦405

§̈¦51 2 3
4

Sheet 4 of 4

12-ORA-55  PM 6.4/10.3
EA 0J3400



C OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S S E S S M E N TE S S M E N TE S S M E N TE S S M E N T     
S RS RS RS R ---- 5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E C T  B E T W E E N  IC T  B E T W E E N  IC T  B E T W E E N  IC T  B E T W E E N  I ---- 4 0 5  A N D  I4 0 5  A N D  I4 0 5  A N D  I4 0 5  A N D  I ---- 5555     
    

O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5

    

P:\HDR1102\230.70 Community Impact Relocation Impact\CIA October 2015 CLEAN 11-3-15.doc «11/03/15» 1-14 

This page intentionally left blank 



    
O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5     

C OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S S E S S M E N TE S S M E N TE S S M E N TE S S M E N T
S RS RS RS R ---- 5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E C T  B E T W E E N  IC T  B E T W E E N  IC T  B E T W E E N  IC T  B E T W E E N  I ---- 4 0 5  A N D  I4 0 5  A N D  I4 0 5  A N D  I4 0 5  A N D  I ---- 5555

    

P:\HDR1102\230.70 Community Impact Relocation Impact\CIA October 2015 CLEAN 11-3-15.doc «11/03/15» 1-15 

Figure 1.2-2 shows the proposed roadway geometries as well as the sound walls, retaining walls, and 
drainage features that would be constructed under Alternative 2. Alternative 2 would not result in the 
demolition or reconstruction of any existing sound walls along the project segment of SR-55, but may 
result in the construction of new sound walls northbound SR-55 south of the McFadden Avenue off-
ramp. 
 
 
1.2.1.3 Alternative 3 (One New General-Purpose and Additional Auxiliary Lanes) 
Alternative 3 proposes to add one general-purpose lane in the northbound and southbound directions 
and restore existing auxiliary lanes. 
 
Additionally, in the northbound direction, new auxiliary lanes would be constructed at two locations:  
 
• Between the MacArthur Boulevard and Dyer Road interchanges 

• Between the Dyer Road and Edinger Avenue interchanges 

 

The restored auxiliary lane between the Edinger Avenue and McFadden Avenue interchanges would 
be extended to the northbound I-5 connector, and the northbound McFadden Avenue on-ramp would 
be restricted to the northbound I-5 connector only. As a result, access from the McFadden Avenue 
on-ramp to northbound SR-55 and southbound I-5 would be eliminated. 
 
In the southbound direction, the transition length for merging between the existing southbound SR-55 
HOV lane and the southbound I-5/SR-55 HOV connector would be extended past Edinger Avenue. 
 
Figure 1.2-3 shows the proposed roadway geometries as well as the sound walls, retaining walls, and 
drainage features that would be constructed under Alternative 3. Alternative 3 would not result in the 
demolition or reconstruction of any existing sound walls along the project segment of SR-55, but may 
result in the construction of new sound walls along northbound SR-55 south of the McFadden 
Avenue off-ramp.  
 
 
1.2.1.4 Alternative 4 (One New HOV and Additional Auxiliary Lanes) 
Alternative 4 proposes to add a second HOV lane in each direction between the I-405 and I-5 HOV 
direct connectors. 
 
Additionally, in the northbound direction, a new auxiliary lane would be constructed at three 
locations: 
 
• Between the MacArthur Boulevard and Dyer Road interchanges 

• Between the Dyer Road and Edinger Avenue interchanges 

• From just south of the Tustin Overhead to the northbound I-5 connector 

 

The northbound McFadden Avenue on-ramp would be restricted to the northbound I-5 connector 
only. As a result, access from the McFadden Avenue on-ramp to northbound SR-55 and southbound 
I-5 would be eliminated. 
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FIGURE 1.2-2

State Route 55 (SR-55) Improvement Project between
Interstate 405 (I-405) and Interstate 5 (I-5)
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In the southbound direction, a general-purpose lane would be created between the southbound I-5 
connector and the east Dyer Road off-ramp. The existing auxiliary lane between the McFadden 
Avenue and Edinger Avenue interchanges would be restored. 
 
Figure 1.2-4 shows the proposed roadway geometries as well as the sound walls, retaining walls, and 
drainage features that would be constructed under Alternative 4. Alternative 4 would not result in the 
demolition or reconstruction of any existing sound walls along the project segment of SR-55, but may 
result in the construction of new sound walls along northbound SR-55 south of the McFadden 
Avenue off-ramp.  
 
 

1.2.2 No Build Alternative 

This alternative maintains existing conditions and proposes no changes or improvements to SR-55 
between the project limits. 
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2.0 REGULATORY SETTING 

2.1 FEDERAL REQUIREMENTS 

2.1.1 National Environmental Policy Act 

2.1.1.1 Growth 
The Council on Environmental Quality (CEQ) regulations, which implement the National 
Environmental Policy Act of 1969 (NEPA), require evaluation of the potential environmental 
consequences of all proposed federal activities and programs. These provisions include a requirement 
to examine indirect consequences that may occur in areas beyond the immediate influence of a 
proposed action and at some time in the future. The CEQ regulations, 40 Code of Federal Regulations 
(CFR) 1508.8, refer to these consequences as secondary impacts. Secondary impacts may include 
changes in land use, economic vitality, and population density, which are all elements of growth. 
 
 
2.1.1.2 Farmlands/Timberlands 
NEPA and the Farmland Protection Policy Act (FPPA; United States Code [USC] 4201–4209 and its 
regulations, 7 CFR Chapter VI, Part 658) require federal agencies, such as the Federal Highway 
Administration (FHWA), to coordinate with the Natural Resources Conservation Service (NRCS) if 
their activities may irreversibly convert farmland (directly or indirectly) to nonagricultural use. For 
the purpose of the FPPA, farmland includes prime farmland, unique farmland, and farmland of 
statewide or local importance. The land does not need to be in current use as cropland. It can be 
forestland, pastureland, cropland, or another land use, but not water or urban developed land. 
 
 
2.1.1.3 Community Character and Cohesion 
NEPA, as amended, established that the federal government shall use all practicable means to ensure 
for all United States residents safe, healthful, productive, and aesthetically and culturally pleasing 
surroundings (42 USC 4331[b][2]). In its implementation of NEPA (23 USC 109[h]), the FHWA 
directs that final decisions regarding projects are to be made in the best overall public interest. This 
requires taking into account adverse environmental impacts such as destruction or disruption of 
human-made resources, community cohesion, and the availability of public facilities and services. 
 
The Moving Ahead for Progress in the 21st Century Act (MAP-21) incorporates Sections 109(h) and 
128 of Title 23 of the USC on highways, which require that social and economic impacts of proposed 
federal-aid projects be determined, evaluated, and eliminated or minimized as part of environmental 
documentation for project development. These include “…destruction or disruption of man-made and 
natural resources, aesthetic values, community cohesion, and the availability of public facilities and 
services; adverse employment effects, and tax and property values losses; injurious displacement of 
people, businesses, and farms; and disruption of desirable community and regional growth.” The 
policies and procedures of the FHWA and the Federal Transit Administration (FTA) for 
implementing NEPA for the MAP-21 are contained in 23 CFR 771. 
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The Americans with Disabilities Act of 1990 (ADA) extends the protection of the Civil Rights Act of 
1964 to the disabled, prohibiting discrimination in public accommodations and transportation and 
other services. The ADA stipulates involving the community, particularly those with disabilities, in 
the development and improvement of services. 
 
 
2.1.1.4 Relocations 
The California Department of Transportation (Caltrans) Relocation Assistance Program (RAP) 
(Caltrans 2013) is based on the Federal Uniform Relocation Assistance and Real Property Acquisition 
Policies Act of 1970 (Uniform Act) as amended and 49 CFR 24. The purpose of the RAP is to ensure 
that persons displaced as a result of a transportation project are treated fairly, consistently, and 
equitably so that such persons will not suffer disproportionate injuries as a result of projects designed 
for the benefit of the public as a whole. All relocation services and benefits are administered without 
regard to race, color, national origin, or sex in compliance with Title VI of the Civil Rights Act of 
1964 (42 USC 2000d et seq.). 
 
 
2.1.1.5 Environmental Justice 
All projects involving a federal action (funding, permit, or land) must comply with Executive Order 
(EO) 12898, Federal Actions to Address Environmental Justice in Minority Populations and Low-

Income Populations, signed by President Clinton on February 11, 1994. This EO directs federal 
agencies to take the appropriate and necessary steps to identify and address disproportionately high 
and adverse effects of federal projects on the health or environment of minority and low-income 
populations to the greatest extent practicable and permitted by law. The definition of “low income” is 
based on the Department of Health and Human Services poverty guidelines. For 2014, an income of 
$23,850 or less for a family of four was considered low income.1 
 
Title VI of the Civil Rights Act of 1964 and related statutes require that there be no discrimination in 
federally assisted programs on the basis of race, color, national origin, age, sex, or disability (religion 
is a protected category under the Fair Housing Act of 1968). All considerations under Title VI of the 
Civil Rights Act of 1964 and related statutes have been included in this project. 
 
 

2.2 STATE REQUIREMENTS 

There are currently 533 incorporated cities and counties in California. State law requires that each of 
these jurisdictions adopt “…a comprehensive, long-term general plan for [its] physical development.” 
This general plan is the official city or county policy regarding the location of housing, businesses, 
industry, roads, parks, and other land uses; protection of the public from noise and other 
environmental hazards; and conservation of natural resources. 
 
State law is the foundation for local planning in California. The California Government Code 
(Sections 65000 et seq.) contains many of the laws pertaining to the regulation of land uses by local 

                                                      
1  United States Department of Health and Human Services, 2014 Poverty Guidelines. Available at: 

http://aspe.hhs.gov/poverty/14poverty.cfm, accessed February 10, 2014. 
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governments, including the general plan requirement, specific plans, subdivisions, and zoning. 
However, the State is seldom involved in local land use and development decisions. Decision-making 
authorities have been delegated to the city councils and boards of supervisors of the individual cities 
and counties. Local decision-makers adopt their own sets of land use policies and regulations based 
on the State laws. 
 
 

2.2.1 General Plan Requirements 

State law requires that each city and each county adopt a general plan containing the following seven 
elements: land use, circulation, housing, conservation, open space, noise, and safety (California 
Government Code Sections 65300 et seq.). Each jurisdiction may also adopt additional elements 
covering subjects of particular interest to that jurisdiction, such as recreation, urban design, or public 
facilities. 
 
The local general plan can be described as the city’s or county’s “blueprint” for future development. 
It represents the community’s view of its future and functions as a constitution of the goals and 
policies on which the city council, board of supervisors, and planning commission, as appropriate, 
will base their land use decisions. 
 
 

2.2.2 California Environmental Quality Act Requirements 

2.2.2.1 Growth 
The California Environmental Quality Act of 1970 (CEQA) requires the analysis of a project’s 
potential to induce growth. Section 15126.2(d) of the State CEQA Guidelines requires that 
environmental documents “…discuss the ways in which the proposed project could foster economic 
or population growth, or the construction of additional housing, either directly or indirectly, in the 
surrounding environment…” Included in this definition are projects that would remove obstacles to 
population growth. 
 
 
2.2.2.2 Farmlands/Timberlands 
CEQA requires the review of projects that would convert Williamson Act contract land to 
nonagricultural uses. The main purposes of the Williamson Act are to preserve agricultural land and 
to encourage open space preservation and efficient urban growth. The Williamson Act provides 
incentives to landowners through reduced property taxes to deter the early conversion of agricultural 
and open space lands to other uses. 
 
 
2.2.2.3 Community Character and Cohesion 
Under CEQA, an economic or social change by itself is not considered a significant effect on the 
environment. However, if a social or economic change is related to a physical change, then social or 
economic change may be considered in determining whether the physical change is significant. 
Because this project would result in physical change to the environment, it is appropriate to consider 
changes to community character and cohesion in assessing the significance of the project’s effects. 
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2.2.2.4 Economics 
Under CEQA, economic change by itself is not considered a significant effect on the environment. 
However, if economic (or social) change resulting from the project leads to physical change in the 
environment, then economic change may be considered in determining whether the physical change is 
significant. Because this project may result in economic or social change, it is appropriate to consider 
such change inasmuch as it may result in a physical change to the environment (State CEQA 
Guidelines, Section 15131). 
 
 

2.3 REGIONAL AND LOCAL REQUIREMENTS 

2.3.1 Southern California Association of Governments 

The Southern California Association of Governments (SCAG) is the largest regional planning agency 
in the nation, functioning as the Metropolitan Planning Organization (MPO) for six counties and 187 
cities. 
 
SCAG develops long-term solutions for regional challenges such as transportation, air quality, 
housing, growth, hazardous waste, and water quality. Because these issues cross city and county 
boundaries, SCAG works with cities, counties, and public agencies in the six-county region (Los 
Angeles, Orange, Ventura, San Bernardino, Riverside, and Imperial Counties) to develop plans and 
strategies to address these issues.  
 
SCAG has developed strategies that specifically address the growth and transportation issues facing 
Southern California. These include the Regional Comprehensive Plan (RCP) and the Regional 
Transportation Plan (RTP). The RCP (adopted May 2008) presents the consolidated planning and 
policy work produced by SCAG. The RCP is intended to be a usable reference document for local 
planners, businesspeople, and other individuals whose work affects the future built environment in 
Southern California. 
 
The RTP (adopted in 2012 and last amended in 2014) is a comprehensive 20-year transportation plan 
that provides a vision for the future of the SCAG region’s multimodal transportation system and 
specifies how that vision can be achieved for the six-county area. The RTP identifies major 
challenges as well as potential opportunities associated with growth, transportation finances, the 
future of airports in the region, and impending transportation system deficiencies that could result 
from growth projections for the region. 
 
Federal law requires that all federally funded projects and regionally significant projects (regardless 
of funding), must be listed in a Federal Transportation Improvement Program (FTIP) per federal law. 
SCAG is the responsible agency for preparation of such a Plan every 2 years. The proposed project is 
listed in Amendment No. 2 of the 2012 financially constrained RTP (RTP ID 2M0733), which was 
found to conform by FHWA and FTA on December 15, 2014. The proposed project is also included 
in the SCAG financially constrained 2015 FTIP (FTIP ID ORA100511), which was found to conform 
by FHWA and FTA on December 15, 2014. The design concept and scope of the proposed project are 
consistent with Amendment No. 2 of the 2012 RTP and the 2015 FTIP and are intended to meet the 
traffic needs in the area based on local land use plans. 
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2.3.2 Orange County Transportation Authority Measure M Renewal Ordinance 

In 1990, Orange County voters approved Measure M, a half-cent sales tax for transportation 
improvements that was scheduled to sunset in 20111.  On November 7, 2006, the County’s voters 
renewed Measure M for a 30-year extension through 2041 and approved a continuation of 
transportation improvements through the Measure M Transportation Investment Plan (M2). By the 
year 2041, the M2 program plans to deliver approximately $15.5 billion worth of transportation 
improvements to Orange County. Major improvement plans target Orange County freeways, streets 
and roads, and transit and environmental programs. The proposed project is included as project “F” in 
the M2 program2 and is subject to the provisions of OCTA’s M2 Ordinance3.  Attachment B, Section 
II.A.4, of the M2 Ordinance contains the following language related to the design of freeway projects 
funded by M2: 
 

“Freeway Projects will be built largely within existing rights of way using the latest 
highway design and safety requirements. However, to the greatest extent possible 
within the available budget, Freeway Projects shall be implemented using Context 
Sensitive Design, as described in the nationally recognized Federal Highway 
Administration (FHWA) Principles of Context Sensitive Design Standards. Freeway 
Projects will be planned, designed and constructed using a flexible community-
responsive and collaborative approach to balance aesthetic, historic and 
environmental values with transportation safety, mobility, maintenance and 
performance goals. Context Sensitive Design features include: parkway-style 
designs; environmentally friendly, locally native landscaping; sound reduction; 
improved wildlife passage and aesthetic treatments, designs and themes that are in 
harmony with the surrounding communities.” 

 
The proposed project will be designed in compliance with the requirements of the M2 Ordinance. 
 
 

2.3.3 Consistency with General Plans 

As a blueprint for the future, the general plan must contain policies and programs designed to provide 
decision-makers with a solid basis for land use-related decisions. The general plan must address many 
issues that are directly related to and influence land use decisions. Land uses can include residential, 
business, industry, open space, natural resources, recreation, public uses, roadways, and the public 
utility infrastructure. 
 
 

                                                      
1  Orange County Transportation Authority, Measure M Overview. Available at: http://www.octa.net/

Measure-M/, accessed March 31, 2014. 
2  Orange County Transportation Authority, Measure M Transportation Investment Plan, November 7, 2006. 

Available at: http://www.octa.net/pdf/investmentplan.pdf, accessed March 31, 2014. 
3  Orange County Transportation Authority, Ordinance No.  3, adopted on July 24, 2006, and as amended on 

November 9, 2012, and November 25, 2013. Available at: http://www.octa.net/pdf/m2ordinance.pdf, 
accessed March 31, 2014. 
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2.3.3.1 City of Tustin General Plan 
The City of Tustin General Plan serves as the blueprint for future growth and development. Relevant 
circulation-related goals and policies in the City of Tustin General Plan are described below. 
 
 
Circulation Element (adopted January 2008). 

• Goal 3: Support development of a network of regional transportation facilities which ensure the 
safe and efficient movement of people and goods from within the City to areas outside its 
boundaries, and which accommodate the regional travel demands of developing areas outside the 
City. 

○ Policy 3.2: Support capacity and noise mitigation improvements such as high-occupancy 
vehicle lanes, general purpose lanes, auxiliary lanes and noise barriers on the I-5 and SR-55 
freeways. 

○ Policy 3.3: Monitor and coordinate with Caltrans freeway work as it affects Tustin’s roadway 
and require modifications as necessary. 

○ Policy 3.4: Maintain a proactive and assertive role with appropriate agencies dealing with 
regional transportation issues affecting the City. 

• Goal 4: Maximize the efficiency of the circulation system through the use of transportation 
system management and demand management strategies. 

○ Policy 4.3: Encourage the implementation of employer Transportation Demand Management 
(TDM) requirements, which were included in the Southern California Air Quality 
Management District’s Regulation 2202 of the 1997 Air Quality Management Plan and as 
required by Proposition 111 as part of the Congestion Management Program (CMP) and 
participate in regional efforts to implement TDM requirements. 

 

 
2.3.3.2 City of Santa Ana General Plan 
The City of Santa Ana General Plan was reformatted in January 2010. Relevant circulation and land 
use-related goals and policies in the City of Santa Ana General Plan are described below. 
 
 
Circulation Element

1
. 

• Goal 1: Provide and maintain a comprehensive circulation system that facilitates the efficient 
movement of people and goods throughout the City, and enhances its economic viability. 

○ Policy 1.1: Coordinate transportation improvements in a manner which minimizes 
disruptions to the community. 

○ Policy 1.2: Coordinate with the State to provide a freeway system that promotes efficient and 
convenient access to City streets in a manner consistent with local land use policy.  

                                                      
1  The Circulation Element of the City of Santa Ana General Plan is currently being revised.  
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• Goal 2: Provide design and construction that facilitate safe utilization of the City’s transportation 
systems.  

○ Policy 2.7: Continue design practices which facilitate the safe use of circulation systems. 

• Goal 4: Fully coordinate transportation and land use planning activities.  

○ Policy 4.1: Program and prioritize transportation improvements to stimulate growth in major 
development areas. 

○ Policy 4.2: Assess land use and transportation project impacts through the development 
review process.  

• Goal 8: Strengthen the coordination of transportation and land use planning activities with 
adjacent jurisdictions and regional agencies. 

○ Policy 8.1: Participate in interjurisdictional planning forums and other inter-agency 
opportunities to coordinate transportation and land use projects.  

○ Policy 8.2: Maintain compliance with regional, state, and federal programs which provide 
funding for transportation improvements.  

 

 
2.3.3.3 City of Irvine General Plan 
The City of Irvine General Plan is a comprehensive long-range statement of Irvine’s development and 
preservation policies. Relevant circulation and land use-related goals and policies in the City of Irvine 
General Plan are described below. 
 
 
Circulation Element. 

• Objective B-1: Roadway Development: Plan, provide and maintain an integrated vehicular 
circulation system to accommodate projected local and regional needs. 

○ Policy (a): Use the Circulation, Land Use and Growth Management Elements to determine 
roadway sizing and phasing. 

○ Policy (i): Actively lobby with appropriate state commissions, committees, and legislators for 
funding to upgrade the Costa Mesa, San Diego and Santa Ana Freeways. 

○ Policy (r): Pursue local and outside funding for the implementation of the roadway system 
from sources. 

• Objective B-2 Roadway Design: Develop a vehicular circulation system consistent with high 
standards of transportation engineering safety and with sensitivity to adjoining land uses. 

○ Policy (a): Align roadways in relationship to adjoining land uses to minimize noise and 
visual impacts. 
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3.0 COMMUNITY PROFILE 

The following sections describe the existing land use and planning, demographics, economic 
conditions, and public facilities and services in the Study Area, which are considered to be the 
Community Profile. As previously described in Section 1.1 and shown on Figure 1.1-1, the Study 
Area includes the Project Area (the physical area that will be directly affected by the project) and the 
adjacent neighborhoods within the Cities of Tustin, Santa Ana, and Irvine (Census Tracts 525.02, 
740.03, 740.04, 744.03, 744.08, 755.05, 755.07, 755.12, 755.13, 755.14, and 755.15) in the County of 
Orange (County). For purposes of community impact analysis, the Cities of Tustin, Santa Ana, and 
Irvine (the three cities within the Project Area and the Study Area) are the affected cities. Community 
Profile data are collected and organized by city, county, and census tract; these boundaries are utilized 
in evaluating impacts to the affected environment within the Study Area. Federal, State, and local 
demographic resources were used to describe the community. 
 
 

3.1 LAND USE AND PLANNING 

Designated land uses are summarized from the General Plans of the Cities of Tustin, Santa Ana, and 
Irvine. The General Plans were reviewed to understand the development trends, land use-related 
goals, and specific city policies that could affect or be affected by the proposed project. 
 
 

3.1.1 Existing Land Uses 

The existing land uses in the Study Area are shown on Figure 3.1-1. Existing land uses in the 
southern portion of the Study Area between Interstate 405 (I-405) and Edinger Avenue generally 
consist of commercial and industrial uses, and a small number of multifamily residential uses. The 
northern portion of the Study Area between Edinger Avenue and Interstate 5 (I-5) is dominated by 
multifamily residential and commercial properties. The existing land uses in the Study Area are 
generally consistent with the land use designations contained in the General Plans of the Cities of 
Tustin, Santa Ana, and Irvine (see Section 3.1.2 below for additional discussion regarding such land 
use designations). 
 
The acreage and percentage of existing land uses in the Study Area are shown in Table 3.1.1. Table 
3.1.1 is based on data collected from local jurisdictions and consolidated by the Southern California 
Association of Governments (SCAG), with minor revisions to reflect current land uses. 
 
As indicated in Table 3.1.1, approximately 876 acres (ac) or approximately 12.2 percent of the Study 
Area consists of vacant land. As shown on Figure 3.1-1, this vacant land is largely confined to two 
areas within the Study Area. The majority of the vacant land in the Study Area (approximately 810 
ac) is located on the former site of Marine Corps Air Station (MCAS) Tustin in the area bound by 
Red Hill Avenue, Barranca Parkway, Jamboree Road, and Edinger Avenue. The Study Area also 
includes a large area of vacant land along the east side of State Route 55 (SR-55) in the vicinity of the 
Edinger Avenue  
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LEGEND
Project Area
Study Area
Former Site of Marine Corps
Air Station (MCAS) Tustin

Existing Land Use
Residential
Commercial and Services

Mixed Commercial and Industrial
Industrial
Open Space and Recreation
School
Transportation, Communications and Utilities
Vacant

SOURCE: Bing Maps (2013); SCAG (2008)

FIGURE 3.1-1

State Route 55 (SR-55) Improvement Project 
between Interstate 405 (I-405)

and Interstate 5 (I-5)
Existing Land Uses0 1750 3500

FEET 12-ORA-55  PM 6.4/10.3
EA 0J3400

I:\HDR1102\GIS\CIA\Existing_Landuse.mxd (9/8/2015)
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Table 3.1.1: Existing Land Uses in the Study Area 

Land Use Acres Percentage 

Commercial and Services  1,811 25.1% 
Industrial 2,340 32.2% 
Mixed Commercial and Industrial 107 1.5% 

Open Space and Recreation 66 0.9% 
Residential 1,626 22.6% 
School 217 3.0% 
Transportation, Communication, and Utilities 164 2.3% 

Vacant 876 12.2% 

Total 7,206  

Source: Southern California Association of Governments (2008). 
Note: Existing land use data were updated based on a review of aerial imagery of 
the Study Area taken on March 24, 2015. 

 
 
interchange. Figure 3.1-1 also shows that a large parcel immediately to the west of the SR-55/I-405 
interchange in the City of Costa Mesa remains in agricultural use. Although this parcel is not located 
within the Study Area, it is located immediately adjacent to the Project Area. 
 
 

3.1.2 General Plan Land Uses 

General Plan land use designations for the Study Area and surrounding areas, which guide future 
development, are shown on Figure 3.1-2. General Plan land use data are based on hard-copy maps 
published by the Cities of Costa Mesa (2004), Tustin (2008), Santa Ana (2010), and Irvine (2012). 
The data was compiled into generalized land use designations. 
 
As shown on Figure 3.1-2, vacant land at the former MCAS Tustin is designated for open space and 
recreation, mixed commercial and residential, commercial, and residential uses, while the vacant land 
in the vicinity of the Edinger Avenue on- and off-ramps from northbound SR-55 is designated for 
commercial uses. According to Figure 3.1-2, the parcel immediately to the west of the SR-55/I-405 
interchange that is currently being used for agricultural uses is designated for mixed commercial and 
residential uses by the City of Costa Mesa General Plan.  
 
 

3.1.3 Development Trends 

The City of Tustin is the third oldest city in Orange County and encompasses an area of 11.08 square 
miles (sq mi). As of 2011, the City of Tustin had 76,689 residents, and since 1990 it has grown at a 
faster rate than the neighboring city of Santa Ana, but slower than the City of Irvine. The City of 
Tustin contains significant land available for development at the former site of MCAS Tustin. In 
addition, some development opportunities exist for freeway-oriented development adjacent to SR-55 
at the Edinger Avenue interchange. According to SCAG growth projections, Tustin is estimated to 
have a jobs/housing ratio of 1.74 in 2012, which means it is a jobs-rich community compared to the 
County’s ratio (1.62). The City of Tustin is projected to become more jobs-rich over the next several  
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SOURCE: Bing Maps (2013); City of Costa Mesa (2009); City of Irvine (2010); City of Santa Ana (2011); City of Tustin (2012)

FIGURE 3.1-2

State Route 55 (SR-55) Improvement
Project between Interstate 405 (I-405)

and Interstate 5 (I-5)
General Plan Land Uses

LEGEND
Project Area
Study Area
Former Site of Marine Corps
Air Station (MCAS) Tustin

General Plan Land Uses
Residential
Commercial
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decades. Based on SCAG projections1, the employment base is projected to increase by 58 percent 
from 42,100 in 2008 to 66,800 in 2035. During the same time period, SCAG projects that Tustin’s 
population will increase approximately 7.5 percent, from 76,689 in 2008 to 82,900 in 2035. 
 
The City of Santa Ana is the second largest city in Orange County in terms of population (329,427 
residents) and the fifth largest City in the County in terms of land area (27.3 sq mi). Santa Ana 
experienced rapid population growth from 1970 to 1990 that was largely due to an influx of Hispanic/
Latino immigrants. Today, over 78 percent of Santa Ana’s residents are of Hispanic/Latino descent. 
Since 1990, Santa Ana has grown at a modest rate of 1 percent per year. Housing development in 
Santa Ana has not kept pace with its population growth, which has led to a substantial increase in 
housing costs. Although Santa Ana is essentially a built out community, the few remaining vacant 
parcels in the City have been designated for high-density commercial and residential development. 
Based on SCAG projections (2012), Santa Ana’s population is projected to grow from 329,427 in 
2008 to 336,700 in 2035, which translates into a modest 2 percent increase. During that same time 
period, SCAG projects that employment in Santa Ana will drop by 11 percent from 168,400 to 
149,400. 
 
The City of Irvine was incorporated in 1971 and currently encompasses approximately 45 sq mi. The 
City of Irvine experienced a rapid population growth between 1990 and 2010 during which its 
population almost doubled. As of 2010, Irvine is the third largest city in Orange County in terms of 
population at 215,529 people. The City of Irvine is divided into planning areas, each of which serves 
a different lifestyle. Approximately 59 percent of Irvine is developed with a mix of residential 
(21 percent), commercial (22 percent), industrial (7 percent), transportation (14 percent), and public 
(9 percent) land uses. The remaining 27 percent is designated as parks, open space, and vacant lands. 
Residential growth has been mainly concentrated around the geographic center of the City whereas 
employment growth has been concentrated adjacent to regional transportation facilities, including 
John Wayne Airport, I-405, I-5, and the Irvine train station. The northern and southern hillside areas 
of the City of Irvine are largely undeveloped lands. According to the City of Irvine General Plan, 
build out is anticipated to occur in 2040. Based on SCAG projections (2012), the City of Irvine is 
expected to increase its population from 215,529 to 304,200 by 2035, which translates into a 
41 percent population growth. Employment is projected to increase by 30 percent, from 223,500 in 
2008 to 291,800 in 2035. According to the City of Irvine General Plan, Irvine is expected to double 
its residential population by 2040, with commercial and industrial development anticipated to 
continue to out-pace residential development. 
 
 

3.1.4 Farmland 

The National Environmental Policy Act of 1969 (NEPA) and the Farmland Protection Policy Act 
(FPPA, United States Code [USC] 4201–4209, and its regulations, 7 Code of Federal Regulations 
[CFR] Ch. VI Part 658) require coordination with the Natural Resources Conservation Service 
(NRCS) to examine the effects of farmland conversion before approving any federal action except in 
cases where it is obvious there is no farmland. No NRCS coordination was required because, after a 

                                                      
1  Southern California Association of Governments, 2012 Regional Transportation Plan Growth Forecast. 

Available at: http://gisdata.scag.ca.gov/Lists/Socio%20Economic%20Library/Attachments/43/
2012AdoptedGrowthForecast.xls, accessed April 1, 2014. 
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review of the 2010 Orange County Important Farmland map produced by the California Department 
of Conservation Farmland Mapping and Monitoring Program (FMMP), it was evident that no 
farmland or agricultural land exists within the Project Area. Although there are no Prime Farmlands, 
Farmlands of Statewide Importance, Unique Farmland, or Farmland of Local Importance within the 
Project Area, the parcel immediately to the west of the SR-55/I-405 interchange that is currently 
being used for agricultural uses is designated as Farmland of Statewide Importance by the FMMP.1 
The designated farmland adjacent to the SR-55/I-405 interchange would not be impacted by the 
proposed project. 
 
The FMMP designates the land within and surrounding the Study Area as Urban and Built-up Land. 
This designation is occupied by structures with a building density of at least 1 unit to 1.5 ac, or 
approximately 6 structures to a 10 ac parcel. Additionally, a review of the 2004 Orange County 
Williamson Act Land Map indicates there is no land enrolled in Williamson Act contracts within or 
adjacent to the Study Area. 
 
 

3.2 COMMUNITY CHARACTER AND COHESION 

Community character refers to the degree to which the human environment is safe, healthful, 
productive, and aesthetically and culturally pleasing. The southern portion of the Study Area between 
I-405 and Edinger Avenue generally consists of business parks, commercial and industrial uses, and a 
small number of multifamily residential uses. By contrast, the northern portion of the Study Area 
between Edinger Avenue and First Street consists of single-family and multifamily residential, 
industrial, and commercial properties. Commercial and industrial land uses adjacent to SR-55 have 
been developed to take advantage of their proximity to the freeway. The Historic Resources 

Evaluation Report (HRER; 2015) and Historic Property Survey Report (HPSR; 2015) for the project 
identified and evaluated 17 buildings or structures that appeared to be 45 years of age or older2 within 
the project’s Area of Potential Effects (APE). None of the resources evaluated appear to be eligible 
for listing in the National Register of Historic Places (National Register) or California Register of 
Historical Resources (California Register), and none of these resources is a historical resource as 
defined by the California Environmental Quality Act (CEQA). Eleven State agency bridges were also 
identified within the project’s APE. They are all listed in the California Historical Significance State 
Agency Bridge List of April 2012 as Category 5 Bridges and are not eligible for the National 
Register. Therefore, the community character of the Project Area is not considered unique. 
 
Community cohesion is the degree to which residents have a sense of belonging to their 
neighborhood, a commitment to the community, and a strong attachment to neighbors, groups, and 
institutions, usually as a result of continued association over time.  
 

                                                      
1  State of California Department of Conservation, Farmland Mapping and Monitoring Program, Orange 

County Important Farmland, 2010. Available at: ftp://ftp.consrv.ca.gov/pub/dlrp/FMMP/pdf/2010/
ora10.pdf, accessed December 21, 2012. 

2  Consistent with general cultural resources practices and in order to account for lead time between 
preparation of Section 106 compliance and actual project construction, buildings 45 years of age or older 
(rather than 50 years of age and older) were considered. 
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Elements of community cohesion can be found in the demographic data used to profile communities 
from the United States Census Bureau 2009–2013 American Community Survey1 (ACS) and 2010 
Census. Some specific indicators of community cohesion are as follows (discussed later in this 
chapter): 
 
• Ethnicity: In general, homogeneity of the population contributes to higher levels of community 

cohesion. Communities that are ethnically homogeneous often speak the same language, hold 
similar beliefs, and share a common culture, and are therefore more likely to engage in social 
interaction on a routine basis. 

• Household Size: In general, communities with a high percentage of families with children are 
more cohesive than communities comprised of largely single people. This appears to be because 
children tend to establish friendships with other children in their community. The social networks 
of children often lead to the establishment of friendships and affiliations among parents in the 
community. Although the Census Bureau does not provide specific data regarding the number of 
children present in each household, the Census Bureau provides data regarding the persons per 
household, which can serve as a proxy for households with children. 

• Age: In general, communities with a high percentage of elderly residents (65 years or older) tend 
to demonstrate a greater social commitment to their community. This is because the elderly 
population, which includes retirees, often tends to be more active in the community since they 
have more time available for volunteering and participating in social organizations. 

• Housing Occupancy: Communities with a high percentage of owner-occupied residences are 
typically more cohesive because their population tends to be less mobile. Because they have a 
financial stake in their community, homeowners often take a greater interest in what is happening 
in their community than renters do. This means they often have a stronger sense of belonging to 
their community. 

• Housing Tenure: Communities with a high percentage of long-term residents are typically more 
cohesive because a greater proportion of the population has had time to establish social networks 
and develop an identity with the community. 

• Transit-Dependent Population: Communities with a high percentage of residents that are 
dependent on public transportation typically tend to be more cohesive than communities that are 
dependent on automobiles for transportation. This is because residents who tend to walk or use 
public transportation for travel tend to engage in social interaction with each other more 
frequently than residents who travel by automobile. 

 

Existing data from the 2010 Census include the demographics of larger agglomerations and 
metropolitan areas, such as counties and large cities; however, information regarding communities 
and census tracts is also available at the ACS level. The main differences between the 2010 Census 
and the 2009–2013 ACS surveys are in the sample sizes and periods of time in which the samples 

                                                      
1  The ACS is an ongoing survey conducted by the United States Census Bureau that provides data every 

year, giving communities the current information they need to plan investments and services. Information 
from the survey generates data that help determine how more than $400 billion in federal and State funds 
are distributed each year. (Source: http://www.census.gov/acs/www/about_the_survey/
american_community_survey/, accessed August 31, 2015.) 



C OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S S E S S M E N TE S S M E N TE S S M E N TE S S M E N T     
S RS RS RS R ---- 5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E C T  B E T W E E N  IC T  B E T W E E N  IC T  B E T W E E N  IC T  B E T W E E N  I ---- 4 0 5  A N D  I4 0 5  A N D  I4 0 5  A N D  I4 0 5  A N D  I ---- 5555     
    

O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5

    

P:\HDR1102\230.70 Community Impact Relocation Impact\CIA October 2015 CLEAN 11-3-15.doc «11/03/15» 3-12 

were taken. Whereas the 2010 Census covers all households and residents and provides general 
demographic characteristics, the ACS is sample-derived data, which replaced the former 2000 Census 
Economic, Housing, and Social indicators. Thus, the ACS provides detailed information on all levels, 
including census tracts. The Study Area includes portions of the Cities of Tustin, Santa Ana, and 
Irvine, particularly 11 census tracts from the 2009–2013 ACS and the 2010 Census (Census Tracts 
525.02, 740.03, 740.04, 744.03, 744.08, 755.05, 755.07, 755.12, 755.13, 755.14, and 755.15, which 
are shown on Figure 1.1-1). Census tracts were used because they are the most complete data set for 
the level of detail required for this analysis. Census tracts are also used to incorporate populations that 
may not be directly impacted by the proposed project but may be indirectly affected by construction 
and operation of the proposed project. Data boundaries with a finer level of detail, such as census 
blocks, were not used due to incomplete data in some of the required demographic categories 
necessary for analysis. Detailed information concerning the affected environment is provided for 
these census tracts where appropriate. For context and comparison, information is also provided at 
city and county levels for certain topics. 
 
 

3.2.1 Ethnicity 

Table 3.2.1 shows the racial and ethnic composition of Orange County, the affected cities, and the 11 
census tracts included within the Study Area in 2010. The percentages of the population in the Study 
Area census tracts, the affected cities, and the County that consist of racial minorities and Hispanics/
Latinos are illustrated later on Figures 3.5-2 and 3.5-3, respectively, in Section 3.5, Environmental 
Justice. 
 
As shown in Table 3.2.1 and on Figure 3.5-2, the racial composition of the 11 Study Area census 
tracts varies. With the exception of Census Tracts 525.02 and 755.05, Whites account for 
approximately 40 to 50 percent of the population within the Study Area census tracts, which is less 
than the County overall but generally consistent with the population of the Cities of Tustin, Santa 
Ana, and Irvine. Census Tracts 525.02 and 755.05 have a higher percentage of Whites than the 
County or the Cities of Tustin, Santa Ana, and Irvine. Several of the census tracts include substantial 
minority populations. For example, Asians comprise approximately 31 percent of the population 
within Census Tract 755.15. Between 12 and 48 percent of the population within the Study Area 
census tracts identifies as some other race. Although all 11 Study Area census tracts contain 
substantial Hispanic or Latino populations, as shown on Figure 3.5-3, only Census Tract 744.03 
exhibits a high degree of ethnic homogeneity, with Hispanics/Latinos comprising nearly 95 percent of 
the population. Racial or ethnic homogeneity does not appear to be evident within any of the other 
census tracts in the Study Area. 
 
 

3.2.2 Household Size 

Table 3.2.2 provides household characteristics for the Study Area census tracts, the affected cities, 
and the County, as reported in the 2010 Census and the 2009–2013 ACS. As shown, the median 
household income in the Study Area census tracts varies widely. Three of the census tracts (Census 
Tracts 744.03, 744.08, and 755.14) are characterized by less affluent residents, with a lower median 
household income than the affected cities and the County. Census Tracts 740.03 and 755.15 are 
roughly consistent with the County’s median household income level and near the middle of the  
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Table 3.2.1: Racial and Ethnic Demographics 

Area White Black 

American 

Indian/

Native 

Alaskan Asian 

Hawaiian/

Pacific 

Islanders Other 

Hispanic/ 

Latino 

County 

Orange County 
1,830,758 
(60.8%) 

50,744 
(1.7%) 

18,132 
(0.6%) 

537,804 
(17.9%) 

9,354 
(0.3%) 

563,440 
(18.7%) 

1,012,973 
(33.7%) 

Affected Cities 

City of Tustin 
39,729 

(52.6%) 
1,722 

(2.3%) 
442 

(0.6%) 
15,299 

(20.3%) 
268 

(0.4%) 
18,080 

(23.8%) 
30,024 

(39.7%) 

City of Santa Ana 
148,838 
(45.9%) 

4,856 
(1.5%) 

3,260 
(1.0%) 

34,138 
(10.5%) 

976 
(0.3%) 

132,460 
(40.8%) 

253,928 
(78.2%) 

City of Irvine 
107,215 
(50.5%) 

3,718 
(1.8%) 

355 
(0.2%) 

83,176 
(39.2%) 

334 
(0.2%) 

17,577 
(8.1%) 

19,621 
(9.2%) 

Study Area Census Tracts 

Census Tract 525.02 
(City of Tustin) 

3,846 
(65.0 %) 

87 
(1.5%) 

31 
(0.5%) 

1,189 
(20.1%) 

13 
(0.2%) 

747 
(12.6%) 

1,424 
(24.1%) 

Census Tract 740.03 
(City of Santa Ana) 

1,466 
(46.7%) 

50 
(1.6%) 

18 
(0.6%) 

290 
(9.2%) 

38 
(1.2%) 

31,275 
(40.7%) 

2,388 
(76.1%) 

Census Tract 740.04 
(City of Santa Ana) 

3,723 
(50.0%) 

232 
(3.1%) 

57 
(0.8%) 

1,280 
(17.2%) 

32 
(0.4%) 

2,120 
(28.6%) 

4,364 
(58.6%) 

Census Tract 744.03 
(City of Santa Ana) 

2,796 
(49.2%) 

53 
(0.9%) 

75 
(1.3%) 

147 
(2.6%) 

11 
(0.2%) 

2,606 
(45.8%) 

5,382 
(94.6%) 

Census Tract 744.08 
(City of Tustin)  

2,211 
(41.0%) 

176 
(3.3%) 

50 
(0.9%) 

322 
(6.0%) 

43 
(0.8%) 

2,597 
(48.0%) 

4,212 
(78.0%) 

Census Tract 755.05 
(City of Tustin) 

2,255 
(62.7%) 

71 
(2.0%) 

36 
(1.0%) 

416 
(11.6%) 

22 
(0.6%) 

799 
(22.2%) 

1,478 
(41.1%) 

Census Tract 755.07 
(City of Tustin) 

2,727 
(52.6%) 

162 
(3.1%) 

43 
(0.8%) 

767 
(14.8%) 

29 
(0.6%) 

1,459 
(28.1%) 

2,582 
(49.8%) 

Census Tract 755.12 
(City of Tustin) 

1,624 
(45.8%) 

91 
(2.6%) 

24 
(0.7%) 

640 
(18.0%) 

21 
(0.6%) 

1,148 
(32.4%) 

2,036 
(57.4%) 

Census Tract 755.13 
(City of Tustin) 

2,387 
(47.0%) 

192 
(3.8%) 

24 
(0.5%) 

821 
(16.2%) 

6 
(0.1%) 

1,644 
(32.4%) 

2,737 
(53.9%) 

Census Tract 755.14 
(City of Tustin) 

1,553 
(41.9%) 

88 
(2.4%) 

34 
(0.9%) 

513 
(13.9%) 

4 
(0.1%) 

1,511 
(40.8%) 

2,455 
(66.3%) 

Census Tract 755.15 
(Cities of Tustin, Santa 
Ana, and Irvine) 

6,305 
(41.2%) 

394 
(2.6%) 

90 
(0.6%) 

4,759 
(31.1%) 

70 
(0.5%) 

3,677 
(24.0%) 

5,803 
(37.9%) 

Source: United States Census Bureau, 2010 Census, Table DP-1. Available at: http://factfinder.census.gov/faces/nav/jsf/
pages/searchresults.xhtml?refresh=t, accessed April 4, 2012. 
Note: Percentages do not add up to 100 percent. The U.S. Census Bureau included five race categories in the 2010 Census: 
White, Black or African-American, American Indian or Alaska Native, Asian, Native Hawaiian or Other Pacific Islander. 
Respondents who were unable to identify with any of these five race categories were able to identify as Some Other Race on 
the 2010 Census questionnaire. In addition, respondents are able to identify as more than one race or write-in detailed 
information about their race. According to the U.S. Census Bureau, persons who identify their origin as Hispanic or Latino 
may be of any race. 
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Table 3.2.2: Household Income and Size 

Area Median Household Income1 Persons per Household2 

County 

Orange County $75,422 2.99 

Affected Cities 

City of Tustin $73,194 2.98 

City of Santa Ana $53,335 4.37 
City of Irvine $90,585 2.61 

Study Area Census Tracts 

Census Tract 525.02 (City of Tustin) $94,567 2.99 
Census Tract 740.03 (City of Santa Ana) $73,578 3.77 
Census Tract 740.04 (City of Santa Ana) $64,602 3.41 

Census Tract 744.03 (City of Santa Ana) $34,861 4.56 
Census Tract 744.08 (City of Tustin)  $43,239 3.54 
Census Tract 755.05 (City of Tustin) $63,954 2.57 

Census Tract 755.07 (City of Tustin) $55,372 2.80 
Census Tract 755.12 (City of Tustin) $53,750 3.24 
Census Tract 755.13 (City of Tustin) $61,250 3.36 

Census Tract 755.14 (City of Tustin) $42,554 3.33 
Census Tract 755.15 (Cities of Tustin, Santa Ana, and Irvine) $76,591 2.92 
1 Source: United States Census Bureau, 2009–2013 American Community Survey (ACS) 5-year estimates, American 

FactFinder, http://factfinder.census.gov/faces/nav/jsf/pages/searchresults.xhtml?refresh=t, accessed August 20, 2015. 
2 Source: United States Census Bureau, 2010 Census, Table DP-1, website: 

http://factfinder.census.gov/faces/nav/jsf/pages/searchresults.xhtml?refresh=t, accessed April 4, 2012 

 
 
median household income levels for the three affected cities. With the exception of Census Tracts 
755.05, 755.07, and 755.15, the Study Area census tracts have a larger average household size than 
the County and the Cities of Tustin and Irvine but smaller than the City of Santa Ana. Census Tracts 
755.05, 755.07, and 755.15 have a smaller average household size than the County and the Cities of 
Tustin and Santa Ana. Census Tract 744.03 reported the largest average household size at 4.56, and 
Census Tract 755.05 reported the smallest average household size at 2.57. 
 
 
3.2.2.1 Housing Occupancy 
Table 3.2.3 provides the number of housing units in the Study Area census tracts, the affected cities, 
and the County in 2010, as reported in the 2010 Census. As shown, the percentage of occupied 
housing units in the Study Area census tracts is relatively consistent with the housing occupancy rates 
for the County and the affected cities, with the exception of Census Tract 740.03, which has a 
substantially lower housing occupancy rate (76 percent) than the County and the affected cities. 
According to the 2010 Census, the majority of the housing units in the County, the Cities of Tustin 
and Irvine, and Census Tracts 740.03 and 740.04 are owner-occupied. In contrast, the majority of the 
housing units in the City of Santa Ana and Census Tracts 744.03, 744.08, 755.05, 755.07, 755.12, 
755.13, 755.14, and 755.15 are renter-occupied. Each of these Study Area census tracts has a 
substantially lower percentage of owner-occupied housing units than the County and the affected 
cities. 
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Table 3.2.3: Housing Profile 

Area 

Total Housing 

Units 

Housing Units 

Occupied 

Owner-Occupied 

Housing Units 

Renter-Occupied 

Housing Units 

County 

Orange County 1,042,254 
984,503 
(95%) 

599,032 
(61%) 

385,471 
(39%) 

Affected Cities 

City of Tustin 26,335 
24,839 
(94%) 

13,109 
(53%) 

11,730 
(47%) 

City of Santa Ana 77,796 
74,381 
(96%) 

36,613 
(49%) 

37,768 
(51%) 

City of Irvine 76,184 
74,680 
(94%) 

38,124 
(53%) 

33,556 
(47%) 

Study Area Census Tracts 

Census Tract 525.02 
(City of Tustin) 

2,001 
1,969 
(98%) 

1,675 
(85%) 

294 
(15%) 

Census Tract 740.03 
(City of Santa Ana) 

916 
694 

(76%) 
694 

(62%) 
261 

(38%) 
Census Tract 740.04 
(City of Santa Ana) 

2,355 
2,312 
(98%) 

1,184 
(51%) 

1,128 
(49%) 

Census Tract 744.03 
(City of Santa Ana) 

1,345 
1,291 
(96%) 

367 
(28%) 

924 
(72%) 

Census Tract 744.08 
(City of Tustin)  

1,640 
1,559 
(95%) 

512 
(33%) 

1,047 
(67%) 

Census Tract 755.05 
(City of Tustin) 

1,474 
1,387 
(94%) 

584 
(42%) 

803 
(58%) 

Census Tract 755.07 
(City of Tustin) 

2,010 
1,843 
(92%) 

419 
(23%) 

1,424 
(77%) 

Census Tract 755.12 
(City of Tustin) 

1,194 
1,092 
(91%) 

347 
(32%) 

745 
(68%) 

Census Tract 755.13 
(City of Tustin) 

1,583 
1,552 
(98%) 

607 
(39%) 

903 
(61%) 

Census Tract 755.14 
(City of Tustin) 

1,216 
1,208 
(99%) 

189 
(16%) 

1,019 
(84%) 

Census Tract 755.15 
(Cities of Tustin, Santa Ana, and Irvine) 

4,155 
3,833 
(92%) 

1,374 
(36%) 

2,459 
(64%) 

Source: United States Census Bureau, 2010 Census, Table DP-1. Available at: http://factfinder.census.gov/faces/nav/jsf/
pages/searchresults.xhtml?refresh=t, accessed April 4, 2012. 

 
 
3.2.2.2 Age of Population 
Table 3.2.4 shows the age distribution, including the median age, of the population in the County, the 
affected cities, and the Study Area census tracts, as reported in the 2010 Census. A higher median age 
is often characteristic of a more mature and affluent community, while a lower median age is often 
characteristic of a less mature, less affluent community. As shown in Table 3.2.4, the majority of the 
Study Area census tracts reported median ages lower than the County and the affected cities, with the 
exception  of Census Tract 525.02, which has a higher median age than that of the County and the 
City of Tustin. 
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Table 3.2.4: Age Distribution 

Area Median Age 

Population 

< 16 Years Old 16–64 Years Old > 64 Years Old 

County 

Orange County 36.2 21.4% 66.9% 11.6% 

Affected Cities 

City of Tustin 33.4 23.8% 67.7% 8.5% 
City of Santa Ana 29.1 27.3% 66.0% 6.8% 
City of Irvine 33.9 19.0% 72.4% 8.7% 

Study Area Census Tracts 

Census Tract 525.02 (City of Tustin) 40.9 19.2% 65.7% 15.1% 
Census Tract 740.03 (City of Santa Ana) 29.1 25.5% 69.9% 4.6% 

Census Tract 740.04 (City of Santa Ana)  32.0 21.0% 70.9% 8.0% 
Census Tract 744.03 (City of Santa Ana) 23.9 36.2% 61.2% 2.7% 
Census Tract 744.08 (City of Tustin)  28.3 30.1% 65.3% 4.6% 

Census Tract 755.05 (City of Tustin) 37.3 20.2% 67.0% 12.8% 
Census Tract 755.07 (City of Tustin) 31.1 21.4% 71.4% 7.2% 
Census Tract 755.12 (City of Tustin) 29.8 23.5% 69.9% 6.6% 

Census Tract 755.13 (City of Tustin) 31.3 24.4% 68.8% 6.8% 
Census Tract 755.14 (City of Tustin) 29.5 25.7% 68.0% 6.3% 
Census Tract 755.15 (Cities of Tustin, 
Santa Ana, and Irvine) 

29.9 23.5% 72.3% 4.2% 

Source: United States Census Bureau, 2010 Census, Table DP-1. Available at: http://factfinder.census.gov/faces/nav/jsf/
pages/searchresults.xhtml?refresh=t, accessed April 4, 2012. 

 
 
Unlike the majority of the Study Area census tracts, which have age distributions that are generally 
younger than the County and the affected cities, Census Tract 744.03 has a high proportion (36.2 
percent) of its population under the age of 16. Census Tract 744.03 also exhibits a substantially 
younger median age (23.9) than the County, the affected cities, and the other Study Area census 
tracts. As shown in Table 3.2.4, Census Tract 525.02 (15.1 percent) and Census Tract 755.05 (12.8 
percent) have higher proportions of its population over the age of 65 than the County and the affected 
cities in the Study Area. 
 
 
3.2.2.3 Transit Dependency 
According to the Federal Highway Administration (FHWA) Environmental Justice Emerging Trends 
and Best Practices Guidebook1, the transit-dependent population is typically described as the 
population that relies on public transportation for travel. The transit-dependent population may 
include the disabled, the elderly, the young, low-income individuals, and households without vehicles 
available. Given that transit dependency can be attributed to a combination of factors, including age, 
income level, and ability to drive, transit-dependent populations are often difficult to identify based 
on Census data because these groups often overlap. In an effort to avoid double counting such 
populations, the transit-dependent population was calculated by determining the number of persons in 

                                                      
1  Federal Highway Administration. 2011. Environmental Justice Emerging Trends and Best Practices 

Guidebook. Available at: http://www.fhwa.dot.gov/environment/environmental_justice/resources/
guidebook/guidebook01.cfm, accessed August 22, 2012. 
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households that are eligible to drive but do not have access to a vehicle. This number was derived by 
taking the number of residents aged 15 and over (the approximate population eligible to drive) within 
a geographic area, subtracting the number of persons living in group quarters (e.g., college residence 
halls, skilled nursing facilities, correctional facilities, and other group living environments where 
driving is not typically required), subtracting the number of vehicles available, and then dividing the 
result by the population aged 15 and over. 
 
Table 3.2.5 and Figure 3.5-5 (Figure 3.5-5 is provided in Section 3.5, Environmental Justice) show 
the percentage of the population that is transit-dependent in the County, the affected cities, and the 
Study Area census tracts. As shown in Table 3.2.5 and on Figure 3.5-5, 18.1 percent of the County’s 
population is transit dependent. The percentage of transit-dependent population in the City of Tustin 
(21.0 percent) is similar to that in the County (18.1 percent); however, in the City of Santa Ana, the 
percentage of transit-dependent population is much greater (37.0 percent). Of the 11 census tracts in 
the Study Area, 9 exhibit higher transit-dependent populations than the County (18.1 percent), with 
the exception of Census Tract 525.02 (17.9  percent) and Census Tract 755.05 (16.8 percent). Also 
shown in Table 3.2.5, Census Tracts 744.03, 755.14, and 755.14 have higher percentages of transit-
dependent residents (49.6  percent, 38.8 percent, and 38.3 percent, respectively) than the City of Santa 
Ana. 
 

Table 3.2.5: Transit Dependency 

Area Transit-Dependent Population1 

County 

County of Orange 18.1% 

Affected Cities 

City of Tustin 21.0% 

City of Santa Ana 37.0% 
City of Irvine 13.9% 

Study Area Census Tracts 

Census Tract 525.02 (City of Tustin) 17.9% 
Census Tract 740.03 (City of Santa Ana) 32.2% 
Census Tract 740.04 (City of Santa Ana) 24.8% 

Census Tract 744.03 (City of Santa Ana) 49.6% 
Census Tract 744.08 (City of Tustin) 35.0% 
Census Tract 755.05 (City of Tustin) 16.8% 

Census Tract 755.07 (City of Tustin) 26.4% 
Census Tract 755.12 (City of Tustin) 28.8% 
Census Tract 755.13 (City of Tustin) 38.8% 
Census Tract 755.14 (City of Tustin) 38.3% 

Census Tract 755.15 (Cities of Tustin, Santa Ana, and Irvine) 21.1% 

Source: United States Census Bureau, 2009–2013 American Community Survey (ACS) 5-year 
estimates. Available at: http://factfinder.census.gov/faces/nav/jsf/pages/searchresults.xhtml?
refresh=t, accessed August 20, 2015. 
1  The transit-dependent population was calculated by taking the number of residents aged 15 and 

over (as reported in Table B01001 of the 2009–2013 ACS), subtracting the number of persons 
living in group quarters (as reported in Table B26001 of the 2009–2013 ACS), subtracting the 
number of vehicles available (as reported in Table B25046 of the 2009–2013 ACS), and then 
dividing the difference by the population aged 15 and over. 

 
 



C OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S S E S S M E N TE S S M E N TE S S M E N TE S S M E N T     
S RS RS RS R ---- 5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E C T  B E T W E E N  IC T  B E T W E E N  IC T  B E T W E E N  IC T  B E T W E E N  I ---- 4 0 5  A N D  I4 0 5  A N D  I4 0 5  A N D  I4 0 5  A N D  I ---- 5555     
    

O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5

    

P:\HDR1102\230.70 Community Impact Relocation Impact\CIA October 2015 CLEAN 11-3-15.doc «11/03/15» 3-18 

3.2.2.4 Housing Tenure 
Housing tenure is shown in Table 3.2.6. As shown in Table 3.2.6, 34.9 percent of the County’s 
residents have lived in their current residence for more than 10 years and, therefore, can be 
considered long-term residents. Similar to the County, a large percentage (33.8 percent) of the 
population in the City of Santa Ana consists of long-term residents. By comparison, the Cities of 
Tustin and Irvine host relatively lower percentages of long-term residents (25.8 percent and 21.8 
percent, respectively). 
 

Table 3.2.6: Housing Tenure 

Area 

Year Householder Moved Into Unit 

2010 or later 2000–2009 

Moved in 1999 or Earlier 

(Long-Term Residents) 

County 

Orange County 
187,513 
(18.8%) 

460,798 
(46.3%) 

347,201 
(34.9%) 

Affected Cities 

City of Tustin 
5,718 

(22.9%) 
12,822 

(51.3%) 
6,432 

(25.8%) 

City of Santa Ana 
14,109 

(19.3%) 
34,196 
47.0%) 

24,606 
(33.8%) 

City of Irvine 
21,274 

(26.2%) 
42,153 

(52.0%) 
17,631 

(21.8%) 

Study Area Census Tracts 

Census Tract 525.02 
(City of Tustin) 

63 
(3.2%) 

767 
(39.5%) 

1,111 
(57.3%) 

Census Tract 740.03 
(City of Santa Ana) 

375 
(40.1%) 

385 
(41.1%) 

176 
(18.8%) 

Census Tract 740.04 
(City of Santa Ana) 

408 
(18.7%) 

1,046 
(48.0%) 

725 
(33.3%) 

Census Tract 744.03 
(City of Santa Ana) 

175 
(13.6%) 

886 
(68.7%) 

229 
(17.7%) 

Census Tract 744.08 
(City of Tustin) 

446 
(28.9%) 

894 
(57.9%) 

203 
(13.2%) 

Census Tract 755.05 
(City of Tustin) 

391 
(28.7%) 

641 
(47.1%) 

329 
(24.2%) 

Census Tract 755.07 
(City of Tustin) 

631 
(32.8%) 

974 
(50.6%) 

319 
(16.5%) 

Census Tract 755.12 
(City of Tustin) 

354 
(33.1%) 

475 
(44.4%) 

242 
(22.5%) 

Census Tract 755.13 
(City of Tustin) 

381 
(25.7%) 

730 
(49.2%) 

374 
(25.1%) 

Census Tract 755.14 
(City of Tustin) 

343 
(29.0%) 

639 
(54.1%) 

199 
(16.9%) 

Census Tract 755.15 
(Cities of Tustin, Santa Ana, and Irvine) 

1,672 
(31.5%) 

3,225 
(60.7%) 

405 
(7.9%) 

Source: United States Census Bureau, 2009–2013 American Community Survey (ACS) 5-year estimates, 
Table B25026 and Table DP-4 (County level data). Available at: http://factfinder.census.gov/faces/nav/jsf/
pages/searchresults.xhtml?refresh=t, accessed August 20, 2015. 

 
 
As shown in Table 3.2.6, Census Tracts 740.04, 755.05, 755.12, and 755.13 host moderate 
percentages of long-term residents (between 22.5 and 33.3 percent). The percentages of long-term 
residents in the other four Study Area census tracts are lower than that of the County and the affected 
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cities. Census Tract 525.02 appears to host a much larger concentration of long-term residents (57.3 
percent) than the County or the affected cities. 
 
 
3.2.2.5 Summary 
Indicators for a community that has a high degree of cohesion are high rates of homeownership, 
ethnic homogeneity, and a high percentage of transit-dependent residents, elderly residents, long-term 
residents, and households of two or more people. As shown in Table 3.2.7, Census Tract 744.03 has a 
larger average household size (4.56), a higher degree of ethnic homogeneity (approximately 95 
percent of the population is Hispanic or Latino), and a higher percentage of its population is transit-
dependent (49.6 percent) than the County and the affected cities; however, Census Tract 744.03 also 
demonstrates several characteristics that indicate its population is highly transient (i.e., low proportion 
of owner-occupied residences and relatively short housing tenure).  In addition, Census Tract 525.02 
has a high rate of owner-occupied residences, above-average homogeneity (approximately 65 percent 
of the population is White), a higher proportion of its population aged over 65 (15.1 percent), and a 
higher percentage of long-term residents (57.3 percent) than the County and the City of Tustin.  
Based on these factors, Census Tract 525.02 and Census Tract 744.03 are concluded to have a 
reasonably high level of community cohesion. Community cohesion is relatively low within all the 
other Study Area census tracts. 
 
 

3.3 ECONOMIC CONDITIONS 

3.3.1 Business Sector 

Table 3.3.1 shows employment percentages by economic sectors for the affected cities and the 
County. As shown in Table 3.3.1, Education, Health & Social Services was the largest County 
industry sector in terms of employment, comprising approximately 18.8 percent of the total employed 
population, with Professional & Technical Services following at 14.0 percent. Education, Health & 
Social Services was also the largest industry sector in the Cities of Tustin and Irvine, at 19.3 and 24.3 
percent, respectively. At 17.5 percent, Manufacturing was the largest industry sector in the City of 
Santa Ana. Professional & Technical Services was the second largest industry sector in all three of the 
affected cities.  
 
 

3.3.2 Employment and Income 

According to the California Employment Development Department, the unemployment rate in 
Orange County was 4.7 percent as July 2015.1 At that time, the Cities of Tustin and Irvine had 
slightly lower unemployment rates than the County (4.4 and 3.5 percent, respectively). With an 
unemployment rate of 5.4 percent in July 2015, the City of Santa Ana had a slightly higher 
unemployment rate than the County and the other affected cities. 

                                                      
1  State of California Employment Development Department, Labor Market Information Division, Monthly 

Labor Force Data for Cities and Census Designated Places (CDP), July 2015. Available at: 
http://www.labormarketinfo.edd.ca.gov/data/unemployment-and-labor-force.html#Tool, accessed 
August 24, 2015. 
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Table 3.2.7: Community Cohesion Indicators 

Area 

Owner- 

Occupied 

Residences
1 

White 

Residents
1
 

Racial 

Minority 

Residents
1 

Hispanic/ 

Latino 

Residents
1 

Transit-

Dependent 

Population
2,3 

Elderly Residents 

(>64 years old)
1 

Long-Term Residents 

(Moved in 1999 or 

Earlier)
4 

Median 

Household Size 

(persons)
1 

 County 

County of Orange 61% 61% 39% 34% 18.1% 11.6% 34.9% 2.99 

Affected Cities 

City of Tustin 53% 53% 47% 40% 21.0% 8.5% 25.8% 2.98 

City of Santa Ana 49% 46% 54% 78% 37.0% 6.8% 33.8% 4.37 
City of Irvine 53% 51% 49% 9% 13.9% 8.7% 21.8% 2.61 

Study Area Census Tracts 

Census Tract 525.02 
(City of Tustin) 

85% 65% 35% 24% 17.9% 15.1% 57.3% 2.99 

Census Tract 740.03 
(City of Santa Ana) 

62% 47% 53% 76% 32.2% 4.6% 18.8% 3.77 

Census Tract 740.04 
(City of Santa Ana) 

51% 50% 50% 59% 24.8% 8.0% 66.7% 3.41 

Census Tract 744.03 
(City of Santa Ana) 

28% 49% 51% 95% 49.6% 2.7% 17.7% 4.56 

Census Tract 744.08 
(City of Tustin) 

33% 41% 59% 78% 35.0% 4.6% 13.2% 3.54 

Census Tract 755.05 
(City of Tustin) 

42% 63% 37% 41% 16.8% 12.8% 24.2% 2.57 

Census Tract 755.07 
(City of Tustin) 

23% 53% 47% 50% 26.4% 7.2% 16.5% 2.80 

Census Tract 755.12 
(City of Tustin) 

32% 46% 54% 57% 28.8% 6.6% 22.5% 3.24 

Census Tract 755.13 
(City of Tustin) 

39% 47% 53% 54% 38.8% 6.8% 25.1% 3.36 

Census Tract 755.14 
(City of Tustin) 

16% 42% 58% 66% 38.3% 6.3% 16.9% 3.33 

Census Tract 755.15 
(Cities of Tustin, Santa Ana, 
and Irvine) 

36% 41% 59% 38% 21.1%  4.2% 7.9% 2.92 

1  Source: United States Census Bureau, 2010 Census, Table DP-1. Available at: http://factfinder.census.gov/faces/nav/jsf/pages/searchresults.xhtml?refresh=t, accessed April 4, 
2012.  

2  United States Census Bureau, 2009–2013 American Community Survey (ACS) 5-year estimates. Available at: http://factfinder.census.gov/faces/nav/jsf/pages/
searchresults.xhtml?refresh=t, accessed August 20, 2015. 

3  The transit-dependent population was calculated by taking the number of residents aged 15 and over (as reported in Table B01001 of the 2009–2013 ACS), subtracting the 
number of persons living in group quarters (as reported in Table B26001 of the 2009–2013 ACS), subtracting the number of vehicles available (as reported in Table B25046 of 
the 2009–2013 ACS), and then dividing the difference by the population aged 15 and over. 

4  United States Census Bureau, 2009–2013 ACS 5-year estimates, Table B25026 and Table DP-4 (County level data). Available at: http://factfinder.census.gov/faces/nav/jsf/
pages/searchresults.xhtml?refresh=t, accessed August 20, 2015. . 
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Table 3.3.1: 2009–2013 Employment Percentages for Orange County and the Cities of 

Tustin, Santa Ana, and Irvine 

Economic Sector Orange County City of Tustin City of Santa Ana City of Irvine 

Construction 5.7% 5.2% 8.0% 2.4% 
Manufacturing 13.2% 14.7% 17.5% 12.8% 
Retail  11.1% 11.7% 11.6% 9.3% 

Finance & Insurance 8.7% 9.8% 5.2% 11.3% 
Professional & Technical Services 14.0% 14.0% 14.4% 18.2% 
Education, Health & Social Services 18.8% 19.3% 12.2% 24.3% 

Arts, Entertainment, Recreation, 
Lodging & Foodservice 

10.3% 9.6% 13.4% 7.1% 

All Other Sectors 18.2% 15.7% 17.7% 24.6% 

Source: United States Census Bureau, 2009–2013 American Community Survey (ACS) 5-year estimate. Available at: 
http://factfinder.census.gov/faces/nav/jsf/pages/searchresults.xhtml?refresh=t, accessed August 20, 2015. 

 
 
Table 3.3.2 provides demographic characteristics for the affected cities and the County that are 
related to income level, educational attainment, and employment, as reported in the 2009–2013 ACS. 
As shown in Table 3.3.2, all of the Study Area census tracts (with the exception of Census Tract 
744.03) have a slightly higher percentage of employed labor force than the County, with Census Tract 
755.15 having the highest percentage of employed civilians at 72.3 percent. 
 
As shown in Table 3.3.2, the median household income and the percentage of residents living below 
the poverty level varies widely in the Study Area census tracts. Census Tracts 744.03, 744.08, and 
755.14 are characterized by less affluent residents, with a lower median household income and a 
higher percentage of residents living below the poverty level than the affected cities and the County. 
Census Tracts 740.03 and 755.15 are roughly consistent with the County’s median household income 
level and near the middle of the median household income levels for the three affected cities. Census 
Tract 525.02 has the highest median household income ($94,567) and the lowest percentage of its 
residents living below the poverty level (4.7 percent). Census Tract 744.03 also has a substantially 
lower percentage of residents earning college degrees compared to the averages for the affected cities, 
County, and other census tracts. 
 
 

3.3.3 Study Area Business Activity 

As shown previously in Table 3.1.1, commercial and industrial land uses represent approximately 
4,300 ac (72.4 percent) of the existing land uses in the Study Area. Given its large size and prime 
location in the center of Orange County, the Study Area hosts a diverse range of commercial and 
industrial businesses. The majority of the businesses adjacent to the Project Area appear to be 
engaged in manufacturing, storing, or distributing goods, or provide professional or specialty 
services. Several gas stations, fast food restaurants, and lodging facilities are located in the vicinity of 
the Dyer Road/SR-55 interchange, and a cluster of specialty retail stores are located along southbound 
SR-55 near McFadden Avenue. The Santa Ana Auto Mall is located on the north side of Edinger 
Avenue immediately to the west of the Edinger Avenue/SR-55 interchange. 
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Table 3.3.2: Employment, Income, and Education 

Area 

Median 

Household 

Income1 

Persons Living 

Below Poverty 

Level2 

High School 

Graduate or Higher 

(Over Age 25)3 

College Graduate 

or Higher 

(Over Age 25)3 

Employed 

Civilian 

Labor Force3 

County 

Orange County $75,422 12.4% 83.8% 36.8% 60.4% 

Affected Cities 

City of Tustin $73,194 12.2% 83.8% 39.0% 65.9% 
City of Santa Ana $53,335 21.5% 53.6% 11.8% 60.6% 

City of Irvine $90,585 12.2% 96.3% 64.9% 60.6% 

Study Area Census Tracts 

Census Tract 525.02 
(City of Tustin) 

$94,567 4.7% 88.6% 38.0% 62.7% 

Census Tract 740.03 
(City of Santa Ana) 

$73,578 18.2% 69.5% 22.1% 63.5%  

Census Tract 740.04 
(City of Santa Ana) 

$64,602 6.7% 72.5% 27.0% 65.7% 

Census Tract 744.03 
(City of Santa Ana) 

$34,861 29.4% 39.1% 3.1% 56.9% 

Census Tract 744.08 
(City of Tustin)  

$43,239 18.9% 55.2% 14.2% 64.7% 

Census Tract 755.05 
(City of Tustin) 

$63,954 9.7% 84.5% 36.8% 68.9% 

Census Tract 755.07 
(City of Tustin) 

$55,372 15.2% 78.8% 28.2% 63.6% 

Census Tract 755.12 
(City of Tustin) 

$53,750 5.4% 78.1% 15.2% 68.2% 

Census Tract 755.13 
(City of Tustin) 

$61,250  11.4% 70.2% 21.5% 62.5% 

Census Tract 755.14 
(City of Tustin) 

$42,554 26.4% 63.2% 18.4% 66.2% 

Census Tract 755.15 
(Cities of Tustin, Santa 
Ana, and Irvine) 

$76,591 11.3% 87.3% 47.3% 72.3% 

1 Source: United States Census Bureau, 2009–2013  American Community Survey, American FactFinder (ACS), Table 
DP03. Available at: http://factfinder.census.gov/faces/nav/jsf/pages/searchresults.xhtml?refresh=t, accessed August 20, 
2015.  

2 Source: United States Census Bureau, 2009–2013 ACS, Table S1701. Available at: http://factfinder.census.gov/faces/nav/
jsf/pages/searchresults.xhtml?refresh=t, accessed August 20, 2015.  

3 Source: United States Census Bureau, 2009–2013 ACS, Table S0601. Available at: http://factfinder.census.gov/faces/nav/
jsf/pages/searchresults.xhtml?refresh=t, accessed August 20, 2015. 

 
 

3.3.4 Property Tax 

Property taxes are levied on the assessed value of privately owned property. Property taxes generated 
within the Study Area are collected by Orange County and apportioned to the Cities of Tustin, Santa 
Ana, and Irvine, local school districts, community college districts, and other special districts entitled 
to receive property tax revenues. The basic property tax levy is 1 percent of the assessed property 
value. Table 3.3.3 provides the total assessed value of all real property within the Cities of Tustin, 
Santa Ana, and Irvine in Fiscal Year 2014–2015, as well as the basic property tax levy and the 
approximate amount of property tax that is distributed back to each city. 
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Table 3.3.3: Assessed Value and Property Tax (Fiscal Year 2014–2015) 

City Total Assessed Value1 

Basic Property Tax Levy 

(1% of Total Assessed Value) 

City’s share of 

Basic Property Tax Levy 

Tustin $10,292,804,580 $102,928,046 $10,292,8052 
Santa Ana $22,075,383,494 $220,753,835 $41,943,2293 
Irvine $55,693,885,275 $556,938,853 $16,708,1664 

Source 1: Orange County Auditor-Controller, Assessed Valuations, Cities. Available at: 
http://acapps.ocgov.com/txfdr_Civica/av/AssessedValuations1_egov.asp?title=0280, accessed September 3, 
2015. 
Source 2: Orange County Auditor-Controller, Section 99 Factor Report by TRA 2014–2015. Available at: 
http://media.ocgov.com/civicax/filebank/blobdload.aspx?BlobID=38972, accessed September 3, 2015. 
1 Includes secured and unsecured values. 
2 City receives approximately 10 percent of the property tax generated within its limits. 
3 City receives approximately 19 percent of the property tax generated within its limits. 
4 City receives approximately 3 percent of the property tax generated within its limits. 

 
 

3.3.5 Sales Tax 

Effective July 1, 2015, the sales tax rate in the affected cities is 8.0 percent,1 6.5 percent of which is 
allocated to the State, 0.75 percent is allocated to the local municipality for public services, 
0.25 percent is allocated to the County transportation fund, and 0.5 percent is used to fund 
transportation improvements in Orange County (Orange County Transportation Authority [OCTA] 
Measure M).2 
 
The State Board of Equalization tabulates taxable sales transactions for each city and county in 
California and reports them on a quarterly and yearly basis. According to the latest published report 
(2013), the City of Tustin’s 2,399 permitted sales tax-producing businesses3 generated approximately 
$1.9 billion in taxable sales in 2013.4 Based on the sales tax rate in effect in July 2015, the City of 
Tustin’s average sales tax revenue per business in 2013 was $64,519, approximately $6,049 of which 
would be distributed to the City of Tustin. In 2013, the City of Santa Ana’s 6,745 sales tax-producing 
outlets generated approximately $3.6 billion in taxable sales. Based on the sales tax rate in effect in 
July 2015, the City of Santa Ana’s average sales tax revenue per business in 2013 was $43,351, 
approximately $4,064 of which would be distributed to the City of Santa Ana. In 2013, the City of 
Irvine’s 7,527 retail outlets generated approximately $4.9 billion in taxable sales. Based on the sales 
tax rate in effect in July 2015, the City of Irvine’s average sales tax revenue per business in 2013 was 
$51,568, approximately $4,835 of which would be distributed to the City of Irvine. 

                                                      
1  California State Board of Equalization, California Sales and Use Tax Rates by County and City, Effective 

July 1, 2015. Available at: http://www.boe.ca.gov/pdf/boe95.pdf, accessed September 3, 2015. 
2  California State Board of Equalization, Detailed Description of the Sales & Use Tax Rate. Available at:  

http://www.boe.ca.gov/news/sp111500att.htm, accessed September 3, 2015. 
3  According to the California State Board of Equalization, a sales tax permit is required for each place of 

business operated by all manufacturers, wholesalers, and retailers of tangible personal property except 
those dealing solely in nontaxable commodities. Available at: http://www.boe.ca.gov/news/2013/
ts_a13_rpt.pdf, accessed September 3, 2015. 

4  California State Board of Equalization. 2013. Taxable Sales in California (Sales & Use Tax). Available at: 
http://www.boe.ca.gov/news/2013/ts_a13_rpt.pdf, accessed September 3, 2015. 
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3.4 COMMUNITY SERVICES, FACILITIES, AND UTILITIES 

3.4.1 Schools 

3.4.1.1 Tustin Unified School District 
The Tustin Unified School District (TUSD) includes the City of Tustin, portions of the City of Santa 
Ana, the unincorporated area of North Tustin, and portions of the City of Irvine (West Irvine, Orchard 
Hills, and Northpark). TUSD offers a wide range of programs and support services for K–12 students 
and adults. TUSD operates 18 elementary schools, 1 K–8 school, 5 middle schools, 4 high schools, 
and alternative and adult education programs. As shown on Figure 3.4-1, the following TUSD 
schools are located within 0.5 mile (mi) of the Project Area: 
 
• Robert Heideman Elementary School: 15571 Williams Street, Tustin (0.3 mi west of the 

Project Area) 

• Jeane Thorman Elementary School: 1402 Sycamore Avenue, Tustin (0.4 mi east of the Project 
Area) 

• A.G. Currie Middle School: 1402 Sycamore Avenue, Tustin (0.4 mi east of the Project Area) 

• Hillview High School/Sycamore High School/Tustin Adult School (temporarily at Heritage 
School): 15400 Lansdowne Road, Tustin (0.4 mi southeast of the Project Area) 

• C.E. Utt Middle School: 13601 Browning Avenue, Tustin (0.4 mi northeast of the Project Area) 

• C.C. Lambert Elementary School: 1151 San Juan Street, Tustin (0.3 mi northeast of the Project 
Area) 

• Tustin High School: 1171 East El Camino Real, Tustin (0.1 mi east of the Project Area) 

• Marjorie Veeh Elementary School: 1701 San Juan Street, Tustin (0.2 mi east of the Project 
Area) 

• Benjamin F. Beswick Elementary School: 1362 Mitchell Avenue, Tustin (0.2 mi west of the 
Project Area) 

 

 
3.4.1.2 Santa Ana Unified School District 
The Santa Ana Unified School District (SAUSD) includes the majority of the City of Santa Ana and 
smaller portions of the Cities of Tustin (former MCAS Tustin), Irvine (Irvine Business Complex), 
Costa Mesa (John Wayne Airport area), and Newport Beach (John Wayne Airport area). SAUSD 
serves approximately 56,000 K–12 students in 36 elementary schools, 9 intermediate schools, 7 high 
schools, 3 alternative high schools, 1 special school, and 5 charter schools. SAUSD also provides 
adult education programs. As shown on Figure 3.4-1, the following SAUSD school is located within 
0.5 mi of the Project Area: 
 
• Taft Elementary School: 500 West Keller Avenue, Santa Ana (0.5 mi west of the Project Area) 

 

 



SOURCE: Bing (c. 2010); TBM (2011)

FIGURE 3.4-1

State Route 55 (SR-55) Improvement Project between
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3.4.1.3 Irvine Unified School District 
The Irvine Unified School District (IUSD) includes the majority of the City of Irvine and small 
portions of the Cities of Tustin and Newport Beach. IUSD serves more than 27,000 K–12 students in 
22 elementary schools, 5 middle schools, 4 comprehensive high schools, and 1 continuation high 
school. There are no IUSD schools within 0.5 mi of the Project Area. 
 
 
3.4.1.4 Newport-Mesa Unified School District 
The Newport-Mesa Unified School District (NMUSD) includes nearly all of the area included within 
the Cities of Costa Mesa and Newport Beach. NMUSD serves approximately 22,500 K–12 students 
in 22 elementary schools, 2 intermediate schools, 1 alternative education center, and 1 adult education 
center. There are no NMUSD schools within 0.5 mi of the Project Area. 
 
 
3.4.1.5 Private Schools 
The Roman Catholic Diocese of Orange operates 35 parochial elementary and secondary schools 
throughout the County. In addition, seven other Catholic-affiliated parochial schools throughout 
Orange County are operated by private organizations other than the Roman Catholic Diocese of 
Orange. As shown on Figure 3.4-1, the following parochial schools are located within 0.5 mi of the 
Project Area: 
 
• St. Jeanne de Lestonnac School (K–8): 16791 East Main Street, Tustin (0.2 mi northwest of the 

Project Area) 

• St. Cecilia School (K–8): 1311 Southeast Sycamore Avenue, Tustin (0.4 mi east of the Project 
Area) 

 

 

3.4.2 Public Facilities 

3.4.2.1 City Halls 
As shown on Figure 3.4-1, the following City Hall is within 0.5 mi of the Project Area: 
 
• Tustin City Hall: 300 Centennial Way, Tustin (approximately 0.4 mi north of the Project Area) 

 

 
3.4.2.2 Libraries 
As shown on Figure 3.4-1, the following library is within 0.5 mi of the Project Area: 
 
• Tustin Library: 345 Main Street, Tustin (approximately 0.4 mi north of the Project Area) 

 

 
3.4.2.3 Post Offices 
As shown on Figure 3.4-1, the following post offices are located within 0.5 mi of the Project Area: 
 
• Industrial Santa Ana Post Office: 2230 South Grand Avenue, Santa Ana (approximately 

0.25 mi northwest of the Project Area) 

• Tustin Post Office: 340 East First Street, Tustin (approximately 0.5 mi north of the Project Area) 
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3.4.3 Fire Protection 

3.4.3.1 City of Tustin 
Fire protection services are provided to the City of Tustin by the Orange County Fire Authority 
(OCFA). OCFA is a regional fire service agency that serves 23 cities and all the unincorporated areas 
in Orange County. OCFA protects over 1,680,000 residents with its 71 fire stations, which are located 
throughout Orange County. Three OCFA stations serve the City of Tustin. As shown on Figure 3.4-1, 
the following OCFA fire station is located within 0.5 mi of the Project Area:  
 
• Station #37: 14901 Red Hill Avenue, Tustin (approximately 0.5 mi east of the Project Area). 

OCFA staff assigned to Station #37 include three captains, three engineers, and three firefighters.1 
Station #37’s apparatus includes one paramedic assessment unit engine. 

 

 
3.4.3.2 City of Santa Ana 
The City of Santa Ana has contracted with OCFA to provide fire protection services. Ten OCFA 
stations serve the City of Santa Ana. The nearest stations to the Project Area are Stations 79, 76, and 
72. As shown on Figure 3.4-1, the following OCFA fire station is located within 0.5 mi of the Project 
Area: 
 
• Station #79: 1320 East Warner Avenue, Santa Ana (approximately 0.3 mi northwest of the 

Project Area). OCFA staff assigned to Station #79 include three captains, three engineers, and 
three firefighters,2 and the station’s apparatus includes one paramedic assessment unit engine and 
one hazardous materials unit. 

 

 
3.4.3.3 City of Irvine 
The City of Irvine has contracted with OCFA to provide fire protection services. Several OCFA 
stations serve the City of Irvine. The nearest station to the Project Area is Station 28, which is located 
approximately 1.0 mi east of the Project Area at 17862 Gillette Avenue. OCFA staff assigned to 
Station 28 include three captains, three engineers, and three firefighters.3 This station’s apparatus 
includes one paramedic assessment unit engine. 
 
 
3.4.3.4 City of Costa Mesa 
Fire protection in the City of Costa Mesa is provided by the Costa Mesa Fire Department (CMFD). 
Six CMFD stations serve the City of Costa Mesa, but only one CMFD station is located within 0.5 mi 
of the Project Area (see Figure 3.4-1): 
 

                                                      
1  Orange County Fire Authority, Fire Station #37 Station Statistics. Available at:  http://www.ocfa.org/Menu/

Departments/Operations/PopUps/stn37.htm, accessed January 22, 2013. 
2  Orange County Fire Authority, Fire Station #79 Station Statistics. Available at:  http://www.ocfa.org/Menu/

Departments/Operations/PopUps/stn79.htm, accessed January 22, 2013. 
3  Orange County Fire Authority, Fire Station #28 Station Statistics. Available at:  http://www.ocfa.org/Menu/

Departments/Operations/PopUps/stn28.htm, accessed January 22, 2013. 
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• Metro Fire Station: 3350 Sakioka Drive, Costa Mesa (approximately 0.5 mi west of the Project 
Area). CMFD staff assigned to the Metro Fire Station include one captain, one engineer, and two 
firefighters.1 The Metro Fire Station’s apparatus includes one quint unit. 

 

 

3.4.4 Police Protection 

3.4.4.1 City of Tustin 
The City of Tustin is served by the Tustin Police Department (TPD). The TPD staff includes nearly 
100 sworn police officers and 55 civilian support personnel.2 As shown on Figure 3.4-1, the following 
TPD police station is located within 0.5 mi of the Project Area: 
 
• TPD Police Station: 300 Centennial Way, Tustin (approximately 0.4 mi northeast of the Project 

Area) 

 

 
3.4.4.2 City of Santa Ana 
The City of Santa Ana is served by the Santa Ana Police Department (SAPD). The SAPD operates 
one main police station located at 60 Civic Center Plaza and two substations: one at 305 East Fourth 
Street and the other at 3750 West McFadden Avenue. The nearest police station to the Project Area is 
the substation located at 305 East Fourth Street. which is approximately 1.9 mi northwest of the 
Project Area. 
 
 
3.4.4.3 City of Irvine 
The City of Irvine is served by the Irvine Police Department (IPD). The IPD operates one main police 
station located at 1 Civic Center Plaza. This police station is located approximately 2.1 mi east of the 
Project Area. 
 
 
3.4.4.4 California Highway Patrol 
The California Highway Patrol (CHP) has jurisdiction on freeways in the State of California, 
including SR-55. The nearest CHP office is the Santa Ana Office at 2031 East Santa Clara Avenue in 
the City of Santa Ana, which is approximately 1.8 mi north of the Project Area.3 
 
 

                                                      
1  Costa Mesa Fire Department, telephone conversation with Battalion Chief Chris Coates, March 11, 2013. 
2  Tustin Police Department, 2010 Annual Report. Available at:  http://www.tustinpd.org/Documents/

2010AnnualReport.pdf, accessed January 22, 2013. 
3  California Highway Patrol, CHP Geographical Organization. Available at: http://www.chp.ca.gov/

recruiting/docs/873_81007_Geo.pdf, accessed January 23, 2013. 
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3.4.5 Public Parks, Community Centers, and Recreation Facilities 

3.4.5.1 Parks and Community Centers 
City of Tustin. The City of Tustin operates and maintains a total of 14 parks1 as well as several 
community facilities, including the Clifton C. Miller Community Center, the Columbus Tustin 
Activity Center, Tustin Area Senior Center, and the Tustin Family and Youth Center.2 As shown on 
Figure 3.4-1, the following parks and community facilities in the City of Tustin are within 0.5 mi of 
the Project Area: 
 
• McFadden-Pasadena Parkette: East McFadden Avenue and Pasadena Avenue, Tustin. This 

park is approximately 0.4 ac in size and consists of green space with a playground, picnic table, 
and ornamental trees. This park is adjacent to the Project Area. 

• Tustin Area Senior Center: 200 South C Street, Tustin. The Tustin Area Senior Center is a 
17,000-square-foot (sf) facility that features dining facilities and three classrooms and is designed 
to serve the needs of Tustin’s senior community by providing opportunities to learn, socialize, 
and obtain assistance with human service needs. The Tustin Area Senior Center is approximately 
0.5 mi northeast of the Project Area. 

• Tustin Family and Youth Center: 14722 Newport Avenue, Tustin. The Tustin Family and 
Youth Center is a 6,000 sf facility designed to serve the specialized needs of the residents of 
southwest Tustin. The facility provides a full range of family- and youth-oriented social, 
educational, and recreational programs, including English as a Second Language (ESL) classes 
for adults, and serves as a resource/referral center for families in need, youth at risk, and for 
individuals seeking self-improvement and vocational opportunities. The Tustin Family and Youth 
Center is approximately 0.1 mi east of the Project Area. 

• Frontier Park: 1400 Mitchell Avenue, Tustin. This park is approximately 4.5 ac in size and 
consists of green space with a playground, Frisbee golf course, outdoor fitness equipment, 
restrooms, and shaded picnic areas. Frontier Park is approximately 0.1 mi northwest of the 
Project Area. 

• Pine Tree Park: 1402 Bryan, Tustin. This park is approximately 4.2 ac in size and consists of 
green space with a playground, one sand volleyball court, portable skate park, restrooms, and a 
picnic shelter. Pine Tree Park is approximately 0.4 mi north of the Project Area. 

 

 
City of Santa Ana. The City of Santa Ana operates and maintains a total of 35 parks, 2 senior 
centers, 6 recreation centers, 2 tennis centers, and several other community facilities.3 As shown on 
Figure 3.4-1, the following parks and community facilities in the City of Santa Ana are within 0.5 mi 
of the Project Area: 
 

                                                      
1  City of Tustin Parks and Recreation Services Department, Local Parks Information. Available at:   

http://www.tustinca.org/departments/parksrec/parks/index.html, accessed January 26, 2013. 
2  City of Tustin Parks and Recreation Services Department, Community Facilities. Available at: 

http://www.tustinca.org/departments/parksrec/communityfacilities.html, accessed January 26, 2013. 
3  City of Santa Ana Parks, Recreation, and Community Services Agency, Community Facilities. Available 

at: http://www.ci.santa-ana.ca.us/parks/location/, accessed January 26, 2013. 
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• Santa Ana Zoo at Prentice Park: 1801 East Chestnut Street, Santa Ana. The 19 ac Santa Ana 
Zoo features over 80 species of animals, a children’s farm, a train ride, and a carousel. The Santa 
Ana Zoo is located approximately 0.5 mi northwest of the Project Area. 

• Sandpointe Park: 450 West MacArthur Boulevard, Santa Ana. Amenities include a basketball 
court, a volleyball court, a hiking/exercise trail, playground equipment, tennis courts, and 
restrooms. This park is approximately 7.0 ac in size and located approximately 0.4 mi west of the 
Project Area. The Sandpointe Recreation Center is also located at Sandpointe Park. 

 

 
City of Irvine. There are no parks or community facilities owned or operated by the City of Irvine 
within 0.5 mi of the Project Area. 
 
 
3.4.5.2 Bikeways and Recreational Trails 
Several Class I (off-street) bike paths are located within 0.5 mi of the Project Area. As shown on 
Figure 3.4-1, these include bike paths along Anton Boulevard and Sakioka Drive in the City of Costa 
Mesa, approximately 0.2 mi west of the Project Area.  In addition, a Class II (striped, on-street) bike 
lane is located on Red Hill Avenue between Nisson Road and El Camino Real in the City of Tustin. 
Other Class II bike lanes are located along several of the major arterials in the Study Area. 
 
 

3.4.6 Utilities 

Several utility providers have facilities located within the California Department of Transportation 
(Caltrans) right-of-way (ROW) along SR-55. These utility providers include: Southern California 
Edison (overhead and underground transmission lines, transformers, power poles, and manholes); 
Southern California Gas Company (underground distribution pipelines and 30-inch, high-pressure 
pipelines); AT&T (telecommunication cables and cell tower); Time Warner (telecommunication 
cables); City of Santa Ana (fire hydrants, water service lines, fire service lines, sewer lines, and 
pressure-reducing facility); Orange County Sanitation District (sewer lines and manholes); Irvine 
Ranch Water District (fire hydrants, water service lines, fire service lines, and sewer lines); and Mobil 
Oil (36-inch gas line and aboveground gasoline reclaim tank). 
 
 

3.4.7 Regional Transportation and Transit 

Regionally, SR-55 is a major north-south freeway connecting the central and southern regions of 
Orange County with the western part of Riverside County. SR-55 also serves as the main corridor to 
the beaches and tourist attractions in Orange County’s coastal cities. 
 
The Los Angeles to San Diego rail corridor (LOSSAN rail corridor), an important passenger and 
freight rail corridor that connects the metropolitan areas of San Luis Obispo, Los Angeles, and San 
Diego, crosses SR-55 within the Project Area via an overhead rail crossing located approximately 
500 feet (ft) north of Edinger Avenue in the City of Santa Ana. Train operations on this section of the 
LOSSAN rail corridor include Amtrak’s Pacific Surfliner intercity passenger rail service, the 
Southern California Regional Rail Authority (SCRRA) Metrolink commuter rail service, and the 
Union Pacific Railroad (UPRR) and BNSF Railway freight rail services. 
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Ten OCTA bus routes (i.e., 53, 59, 66, 70, 71, 72, 86, 213, 464, and 794) provide service within the 
Project Area:1 
 
• Routes 53 and 86 operate on Main Street 
• Route 59 operates on Dyer Road 
• Route 66 operates on McFadden Avenue and Newport Avenue 
• Route 70 operates on Edinger Avenue 
• Route 71 operates on Newport Avenue and Red Hill Avenue 
• Route 72 operates on Warner Avenue 
• Express Routes 213, 464, and 794 use SR-55 within the Project Area 

 

 

3.5 ENVIRONMENTAL JUSTICE 

Title VI of the Civil Rights Act of 1964 requires that no person, because of race, color, religion, 
national origin, sex, age, or handicap, be excluded from participation in, denied benefits of, or 
subjected to discrimination by any federal-aid activity. In addition, all projects involving a federal 
action (funding, permit, or land) must comply with Executive Order (EO) 12898, Federal Actions to 

Address Environmental Justice in Minority Populations and Low-Income Populations, signed by 
President Clinton on February 11, 1994. This EO directs federal agencies to take the appropriate and 
necessary steps to identify and address disproportionately high and adverse effects of federal projects 
on the health or environment of minority and low-income populations to the greatest extent 
practicable and permitted by law. The term “minority” includes persons who identify themselves as 
Black/African-American, Asian, Native Hawaiian/Pacific Islander, Native American/Native Alaskan, 
or of Hispanic/Latino origin. “Low income” is defined based on the Department of Health and 
Human Services poverty guidelines. For 2014, this was $23,850 for a family of four.2 
 
The median household income and percentage of the population in the Study Area census tracts, the 
affected cities, and the County that consists of racial minorities, Hispanics/Latinos, low-income 
residents, and transit-dependent residents are illustrated on Figures 3.5-1, 3.5-2, 3.5-3, 3.5-4, and 
3.5-5, respectively, and summarized in Table 3.5.1. 
 
The median household income within each Study Area census tract is illustrated on Figure 3.5-1. As 
identified in Table 3.5.1 and shown on Figure 3.5-1, the County’s median household income is 
$75,422. In comparison, the median household income in the City of Irvine ($90,585) is higher than 
the County, while the median household income in the Cities of Santa Ana and Tustin ($53,335 and 
$73,194, respectively) are lower than in the County. The Study Area census tracts also exhibit a wide 
range in their median household incomes. Census Tract 525.02 has the highest median household 
income at $94,567, while the median household income in Census Tracts 744.03, 744.08, and 755.14 
is below $45,000. 
 

                                                      
1  Orange County Transportation Authority, Interactive System Map. Available at: http://www.octa.net/

sysmap0512/index.html, accessed February 10, 2014. 
2  United States Department of Health and Human Services (DHHS) Poverty Guidelines for 2014. Available 

at: http://aspe.hhs.gov/14poverty.cfm, accessed February 10, 2014. 
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Table 3.5.1: Racial Minority, Hispanic/Latino, Low-Income, and Transit-Dependent 

Populations 

Area 

Racial 

Minorities
1
 

Hispanic/ 

Latino Residents
1
 

Below Poverty 

Level
2
 

Transit-Dependent 

Residents
3
 

Median Household 

Income
2
 

County 

Orange County 
1,179,474 
(39.2%) 

1,012,973 
(33.7%) 

12.4% 18.1% $75,422 

Affected Cities 

City of Tustin 
35,811 

(47.4%) 
30,024 
(39.7%) 

12.2% 21.0% $73,194 

City of Santa Ana 
175,690 
(54.1%) 

253,928 
(78.2%) 

21.5% 37.0% $53,335 

City of Irvine 
105,160 
(48.5%) 

19,621 
(9.2%) 

12.2% 13.9% $90,585 

Study Area Census Tracts 

Census Tract 525.02 
(City of Tustin) 

2,067 
(34.9%) 

1,424 
(24.1%) 

4.7% 17.9% $94,567 

Census Tract 740.03 
(City of Santa Ana) 

1,671 
(53.3%) 

2,388 
(76.1%) 

18.2% 32.2% $73,578 

Census Tract 740.04 
(City of Santa Ana) 

3,721 
(50.0%) 

4,364 
(58.6%) 

6.7% 24.8% $64,602 

Census Tract 744.03 
(City of Santa Ana) 

2,892 
(50.8%) 

5,382 
(94.6%) 

29.4% 49.6% $34,861 

Census Tract 744.08 
(City of Tustin) 

3,188 
(59.0%) 

4,212 
(78.0%) 

18.9% 35.0% $43,239 

Census Tract 755.05 
(City of Tustin) 

1,344 
(37.4%) 

1,478 
(41.1%) 

9.7% 16.8% $63,954 

Census Tract 755.07 
(City of Tustin) 

2,460 
(47.4%) 

2,582 
(49.8%) 

15.2% 26.4% $55,372 

Census Tract 755.12 
(City of Tustin) 

1,924 
(54.3%) 

2,036 
(57.4%) 

5.4% 28.8% $53,750 

Census Tract 755.13 
(City of Tustin) 

2,687 
(53.0%) 

2,737 
(53.9%) 

11.4% 38.8% $61,250 

Census Tract 755.14 
(City of Tustin) 

2,150 
(58.1%) 

2,455 
(66.3%) 

26.4% 38.3% $42,554 

Census Tract 755.15 
(Cities of Tustin, Santa 
Ana, and Irvine) 

8,990 
(58.8%) 

5,803 
(37.9%) 

11.3% 21.1%  $76,591 

Source: United States Census Bureau, American FactFinder. Available at: http://factfinder.census.gov/faces/nav/jsf/pages/
searchresults.xhtml?refresh=t, accessed April 6, 2012, and August 20, 2015. 
1  From the 2010 Census. The Hispanic/Latino population is not considered a race but rather an ethnicity; therefore, the 

Hispanic/Latino category may include more than one race. 
2  From the 2009–2013 American Community Survey (ACS). 
3  Calculated by determining the number of persons in households who are eligible to drive but do not have access to a vehicle, 

based on 2009–2013 ACS data. 

 
 
The racial minority population of the census tracts in the Study Area, affected cities, and the County 
was calculated by determining the number of Black/African-American, Asian, and American Indian/
Native Alaskan, and Hawaiian/Pacific Islander residents (one race only, as identified by the 2010 
Census). Figure 3.5-2 illustrates the percentage of the population within each Study Area census 
tract that consists of racial minorities. As identified in Table 3.5.1 and shown on Figure 3.5-2, 
approximately 39 percent of the County’s population is comprised of racial minorities.  
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In comparison, racial minorities comprise a higher proportion of the population in the affected cities, 
ranging from approximately 47 percent of the population in the City of Tustin to approximately 54 
percent of the population in the City of Santa Ana. Overall, racial minorities represent a higher 
segment of the population in 8 of the 11 census tracts within the Study Area than in the County. Also 
shown in Table 3.5.1 and on Figure 3.5-2, Census Tracts 744.08 (59.0 percent), 755.14 (58.1 percent), 
and 755.15 (58.8 percent) have the highest proportion of racial minorities of the census tracts in the 
Study Area. 
 
Figure 3.5-3 illustrates the percentage of the population in each census tract within the Study Area 
that is Hispanic/Latino. As shown in Table 3.5.1 and on Figure 3.5-3, Hispanics/Latinos represent 
approximately 34 percent of the County’s population. Within the affected cities, Hispanics/Latinos 
comprise a varying percentage of the overall population. In the City of Irvine, Hispanics/Latinos 
comprise approximately 9 percent of the population. However, in the Cities of Tustin and Santa Ana, 
Hispanics/Latinos comprise approximately 40 percent and 78 percent, respectively, of the population. 
Similar to the populations of the affected cities, the Hispanic/Latino populations in the Study Area 
census tracts vary significantly. As illustrated on Figure 3.5-3, 10 of the 11 Study Area census tracts 
exhibit higher Hispanic/Latino populations than the County overall. Also shown in Table 3.5.1 and on 
Figure 3.5-3, significant Hispanic/Latino population concentrations exist in Census Tracts 740.03 
(76 percent), 744.03 (95 percent), and 744.08 (78 percent). 
 
Figure 3.5-4 illustrates the percentage of the population living below the poverty level within each 
Study Area census tract. As shown in Table 3.5.1 and on Figure 3.5-4, the percentage of persons 
living below the poverty level was substantially higher in the City of Santa Ana (21.5 percent) than in 
the County (12.4 percent), while the percentages of persons living below the poverty level in the City 
of Tustin (12.2 percent) and the City of Irvine (12.2 percent) were similar to that of the County. Also 
identified in Table 3.5.1 and on Figure 3.5-4, 5 of the 11 census tracts exhibited a higher percentage 
of persons living below the poverty level than did the County. As shown in Table 3.5.1 and on Figure 
3.5-4, the percentages of persons living below the poverty level in 2 of the 11 census tracts (i.e., 
Census Tracts 744.03 and 755.14) were substantially higher than the County at approximately 
29.4 percent and 26.4 percent, respectively. 
 
As described in Section 3.2.2.3, the transit-dependent population was calculated by determining the 
number of persons in households who are eligible to drive but do not have access to a vehicle. Figure 
3.5-5 illustrates the percentages of transit-dependent residents within each Study Area census tract. 
As shown in Table 3.5.1 and on Figure 3.5-5, the percentage of transit-dependent residents in the City 
of Tustin (21.0 percent) is similar to that in the County (18.1 percent) while the percentage of transit-
dependent residents in the City of Irvine (13.9 percent) is lower than that in the County. The City of 
Santa Ana (37.0 percent) has a much higher percentage of transit-dependent residents than the 
County. Of the 11 census tracts within the Study Area, 9 exhibit higher percentages of transit-
dependent residents than the County. Census Tract 744.03 (49.6 percent) has the highest percentage 
of transit-dependent residents, whereas Census Tract 525.02 (17.9 percent) has the lowest. 
 
In summary, three of the Study Area census tracts (Census Tracts 744.03, 744.08, and 755.14) contain 
substantial low-income populations. The median household income in these census tracts is 
substantially lower than in the County and in the affected cities. These census tracts also exhibited a 
higher percentage of persons living below the poverty level than in the County and in the affected 
cities. Two of these census tracts (Census Tracts 744.08 and 755.14) host a greater percentage of 
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racial minorities and Hispanics/Latinos than do the County and the affected cities. Census Tracts 
744.03 and 744.08 also have higher transit-dependent percentages than the County and the affected 
cities. Census Tracts 740.03 and 755.15 contain substantial minority populations. Among these two 
census tracts, Census Tract 755.15 has a greater percentage of racial minorities than the County and 
the affected cities. Census Tract 740.03 has a greater percentage of Hispanic/Latino residents than the 
County and the affected cities. However, Census Tracts 740.03 and 755.15 have no substantial low-
income populations compared to the remaining Study Area census tracts. 
 
In summary, several census tracts within the Study Area exhibit several environmental justice 
indicators that may contain low-income populations, people living below the poverty level, transit-
dependent residents, and minority populations.  In particular, Census Tract 744.03 has the lowest 
median household income, the highest proportion of racial minorities, the highest percentage of 
persons living below the poverty level, and the highest percentage of transit-dependent population. 
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4.0 ENVIRONMENTAL CONSEQUENCES 

4.1 RIGHT-OF-WAY IMPACTS 

Construction of the Build Alternatives would require the acquisition of private property, including 
nonresidential uses, for right of way (ROW). In addition, construction of the Build Alternatives would 
require the use of property on a temporary basis (temporary construction easements [TCEs]) to 
construct retaining walls or other project features. Alternatives 3 and 4 would also require permanent 
aerial easements to accommodate utility relocations. The locations of the property acquisitions, TCEs, 
and permanent easements required for Alternatives 1, 2, 3, and 4 are shown on Figures 4.1-1, 4.1-2, 
4.1-3, and 4.1-4, respectively. Tables 4.1.1, 4.1.2, 4.1.3, and 4.1.4 provide detailed information 
regarding the property acquisitions and easements required under Alternatives 1, 2, 3, and 4, 
respectively, including the parcel numbers and street addresses of those parcels where acquisitions or 
easements would be required. Tables 4.1.1 through 4.1.4 also provide the existing land uses on such 
parcels as well as the type of acquisition or easement and the approximate square footage required. In 
addition, Tables 4.1.1 through 4.1.4 provide the names of the businesses currently operating on the 
parcels that would be fully acquired as well as those parcels where partial acquisitions or TCEs would 
potentially result in business displacements, changes in access, off-street parking impacts (details 
regarding such impacts are provided in subsequent sections of this Community Impact Assessment 
[CIA]).1 
 
 

4.2 LAND USE AND PLANNING IMPACTS 

This section discusses potential land use and planning impacts related to the compatibility of the 
proposed project with existing land uses and the consistency of the proposed project with local and 
regional plans and policies. 
 
 

4.2.1 Compatibility with Existing Land Uses 

The following discussion outlines compatibility of the proposed alternatives with existing land uses. 
 
 

                                                      
1  Based on a windshield survey of the project area conducted on June 6, 2013. Site conditions on parcels 

where full acquisitions and partial acquisitions would require the demolition of existing structures were 
re-examined on August 26, 2015. 
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FIGURE 4.1-3

State Route 55 (SR-55) Improvement Project between
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Table 4.1.1: Property Acquisitions and Easements under Alternative 1 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

402-101-45 2101 E. Edinger Ave. 
Santa Ana, CA 92705 

Freeway Honda Commercial TCE 15,578 Partial 1,480 No 

402-111-24 1411 Village Way 
Santa Ana, CA 92705 

Advanced Office Services, The Baseball Academy, Calumet 
Photographic, CubeKing, Enterprise Fleet Services, Liquid 
Handling, Monkeysports, Motorvac Technologies, Roger 
Dunn Golf Shop, Sender One Climbing, The Wine Club, 
Worldwide Golf Enterprises, Rockin’ Jump  

Commercial TCE 9,276 Partial 32,769 Yes 

430-012-03 2400 S. Pullman St. 
Santa Ana, CA 92705 

Above  & Beyond Inc.  Industrial TCE 1,272 Partial 1,729 No 

430-012-04 2350 Pullman St. 
Santa Ana, CA 92705 

Sweet Life Enterprises Industrial TCE 3,550 Partial 4,578 No 

430-031-09 1717 E. Dyer Rd. 
Santa Ana, CA 92705 

Motel 6 Commercial TCE 11,816 Partial 4,155 No 

430-241-07 1100 Valencia Ave. 
Tustin, CA 92780 

RICOH Industrial TCE 6,404 Partial 15,883 No 

430-241-12 1123 Warner Ave. 
Tustin, CA 92780 

N/A1 Industrial TCE 6,324 Partial 15,603 No 

430-251-22 Valencia Ave. 
Tustin, CA 92780 

N/A Vacant TCE 311,173 - - - 

016-221-27 1580 E. Warner Ave. 
Santa Ana, CA 92705 

N/A Vacant - - Full 76,759 No 

016-221-28 Brookhollow Dr. 
Santa Ana, CA 92705 

N/A Vacant - - Full 37,426 No 

016-221-29 S. Grand Ave. 
Santa Ana, CA 92705 

N/A Vacant - - Full 9,055 No 

411-141-06 Santa Ana, CA 92705 N/A Vacant - - Full 6,547 No 
402-101-07 1535 Trotter St. 

Santa Ana, CA 92705 
Freeway Honda Commercial TCE 1,307 - - - 

402-101-39 1505 Auto Mall Dr. 
Santa Ana, CA 92705 

Freeway Honda Commercial TCE 2,634 - - - 

402-111-41 2200 E. McFadden Ave. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 6,713 - - - 

402-142-10 17001 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 1,436 - - - 

402-142-11 17021 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 2,690 - - - 

402-142-12 17051 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 2,014 - - - 

402-142-13 17071 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 1,559 - - - 

402-142-24 14901 Newport Ave. 
Tustin, CA 92780 

N/A1 Residential TCE 4,989 - - - 
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Table 4.1.1: Property Acquisitions and Easements under Alternative 1 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

402-251-07 15660 Tustin Village Way 
Tustin, CA 92780 

N/A1 Commercial TCE 2,180 - - - 

403-041-04 1929 E. St. Andrew Pl. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 9,990 - - - 

403-041-07 1969 S. Ritchey St. 
Santa Ana, CA 92705 

A-1 Shower Door, Andrade’s, Applied Flow Technologies, 
Berry Sheet Metal, CPS Solutions, Fred’s Custom Draperies, 
GD Designs, H&R Upholstery, J.E. Steel Rule Die, Junk 
Monster, Monarch Precision Deburring, Olama Products, 
Serena D’Italia, Speedway, Stedco Engineering, Sunny Hills 
Cleans, Water Jetting Equipment 

Industrial TCE 1,649 - - - 

430-031-03 2626 S. Pullman St. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 4,953 - - - 

430-115-01 1021 Duryea Ave. 
Irvine, CA 92614 

Cabinets Plus Industrial TCE 2,442 - - - 

430-171-07 1740 E. Garry Ave. 
Santa Ana, CA 92705 

Advanced Plant Engineering Contractors, American Senior 
Living, Borazzi International, California MHP Management, 
Carson & Company, CHC Consulting, Cocojojo, Creative 
Integrated Systems, Creative Transportation, Diamond 
Roofing, Drink Pass, EFC Foundation, Elite Nursing Services, 
Energy Data Surveys Vinyl Windows, Gina Skin Care, Global 
Life Center, Gracorp, Hartley & Associates, HEC Services, 
Integrated Technology Systems, JTL Design Engineering, 
Kelsurveys, Inc., Lamaison Construction, Motion Analysis, 
OBM Global Technology, Powers Marketing Group, 
PMG/Zoom Western/SMD, Precision Payroll, Quality 
Professionals, Quick Processing – Bamma USA, Readwrite 
Solutions, Raybit Systems, RK Solutions, Rotary Lift, RVM 
Engineering, Safe Realty Property Management, Sandwich 
Express, Secret Garden, SEOP, Inc., Shoshin USA, SIG 
Technologies, South District Patrol, Southwest Express, SWC, 
Title XI 

Commercial TCE 2,732 - - - 

411-141-05 Santa Ana, CA 92705 N/A1 Flood Control TCE 84,377 - - - 
N/A Santa Ana, CA 92705 N/A1 Flood Control TCE 12,305 - - - 
SBE 804-30-
12D-POT.7 

Santa Ana/Tustin, CA N/A1 Railroad TCE 9,152 - - - 

Source 1: Draft Project Report to Authorize Public Release of the Draft Environmental Document on Route 55 Between 0.4 miles north of I-405 and 0.1 miles south of I-5 (2015). 
Source 2: Draft Relocation Impact Statement (2015). 
1 Estimated TCEs and/or partial acquisitions required on this parcel would not result in any business displacements, changes in access, or off-street parking impacts; therefore, no 

business(es) operating on this parcel would be affected under the Build Alternatives. 
APN = Assessor’s Parcel Number 
Ave. = Avenue 
Dr. = Drive 
E. = East 

N/A = Not applicable 
Pl. = Place 
Rd. = Road 
S. = South 

sf = square feet 
St. = Street 
TCE = Temporary Construction Easement 
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Table 4.1.2: Property Acquisitions and Easements under Alternative 2 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

402-101-45 2101 E. Edinger Ave. 
Santa Ana, CA 92705 

Freeway Honda Commercial TCE 15,578 Partial 1,480 No 

402-111-24 1411 Village Way 
Santa Ana, CA 92705 

Advanced Office Services, The Baseball Academy, 
Calumet Photographic, CubeKing, Enterprise Fleet 
Services, Liquid Handling, Monkeysports, Motorvac 
Technologies, Roger Dunn Golf Shop, Sender One 
Climbing, The Wine Club, Worldwide Golf Enterprises, 
Rockin’ Jump  

Commercial TCE 9,276 Partial 32,769 Yes 

427-261-05 17942 Cowan 
Irvine, CA 92614 

N/A1 Commercial TCE 3,175 Partial 2,177 No 

427-261-06 17912 Cowan 
Irvine, CA 92614 

N/A1 Industrial TCE 1,800 Partial 2,763 No 

427-261-07 17872 Cowan 
Irvine, CA 92614 

N/A1 Industrial TCE 1,801 Partial 3,010 No 

427-261-08 17842 Cowan 
Irvine, CA 92614 

N/A1 Industrial TCE 1,801 Partial 3,000 No 

427-261-09 17792 Cowan B 
Irvine, CA 92614 

N/A1 Industrial TCE 1,522 Partial 3,204 No 

427-261-10 17792 Cowan A 
Irvine, CA 92614 

N/A1 Industrial TCE 1,577 Partial 4,503 No 

427-262-06 17781 Cowan 
Irvine, CA 92614 

ALG, Alzheimer’s Association of Orange County, 
AnnexCore Marketing Agency, Caliber Collision Centers, 
Chrome Data, EnviroPacifica, Gradient Engineers, Home 
Buyer’s Guide, Leighton, Terratest Labs, Vista Gardens 
Memory Care 

Commercial TCE 11,700 Partial 4,988 No 

427-282-14 17952 Cowan 
Irvine, CA 92614 

Assemblies of God Commercial TCE 1,604 Partial 1,141 No 

427-282-15 17952 Cowan 
Irvine, CA 92614 

Assemblies of God Commercial TCE 2,018 Partial 3,684 No 

430-012-03 2400 S. Pullman St. 
Santa Ana, CA 92705 

Above & Beyond Inc. Industrial TCE 1,272 Partial 1,729 No 

430-012-04 2350 Pullman St. 
Santa Ana, CA 92705 

Sweet Life Enterprises Industrial TCE 3,550 Partial 4,578 No 

430-031-09 1717 E. Dyer Rd. 
Santa Ana, CA 92705 

Motel 6 Commercial TCE 11,816 Partial 4,155 No 

430-241-07 1100 Valencia Ave. 
Tustin, CA 92780 

RICOH Industrial TCE 6,404 Partial 15,883 No 

430-241-12 1123 Warner Ave. 
Tustin, CA 92780 

N/A1 Industrial TCE 6,324 Partial 15,603 No 

430-251-14 Edinger Ave. 
Tustin, CA 92780 

N/A1 Commercial TCE 1,585 - - - 

430-251-15 Edinger Ave. 
Tustin, CA 92780 

N/A1 Commercial TCE 4,320 - - - 
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Table 4.1.2: Property Acquisitions and Easements under Alternative 2 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

430-251-22 Valencia Ave. 
Tustin, CA 92780 

N/A Vacant TCE 311,173 - - - 

430-251-35 Edinger Ave. 
Tustin, CA 92780 

N/A1 Commercial TCE 1,773 - - - 

016-221-27 1580 E. Warner Ave. 
Santa Ana, CA 92705 

N/A Vacant - - Full 76,759 No 

016-221-28 Brookhollow Dr. 
Santa Ana, CA 92705 

N/A Vacant - - Full 37,426 No 

016-221-29 S. Grand Ave. 
Santa Ana, CA 92705 

N/A Vacant - - Full 9,055 No 

411-141-06 Santa Ana, CA 92705 N/A Vacant - - Full 6,547 No 
016-221-12 Brookhollow Dr. 

Santa Ana, CA 92705 
N/A1 Commercial TCE 4,310 - - - 

016-221-13 Brookhollow Dr. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 1,862 - - - 

402-101-07 1535 Trotter St. 
Santa Ana, CA 92705 

Freeway Honda Commercial TCE 1,307 - - - 

402-101-39 1505 Auto Mall Dr. 
Santa Ana, CA 92705 

Freeway Honda Commercial TCE 2,634 - - - 

402-111-41 2200 E. McFadden Ave. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 6,713 - - - 

402-142-10 17001 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 1,436 - - - 

402-142-11 17021 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 2,690 - - - 

402-142-12 17051 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 2,014 - - - 

402-142-13 17071 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 1,559 - - - 

402-142-24 14901 Newport Ave. 
Tustin, CA 92780 

N/A1 Residential TCE 4,989 - - - 

402-251-07 15660 Tustin Village Way 
Tustin, CA 92780 

N/A1 Commercial TCE 2,180 - - - 

403-041-04 1929 E. St. Andrew Pl. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 9,991 - - - 

403-041-07 1969 S. Ritchey St. 
Santa Ana, CA 92705 

A-1 Shower Door, Andrade’s, Applied Flow 
Technologies, Berry Sheet Metal, CPS Solutions, Fred’s 
Custom Draperies, GD Designs, H&R Upholstery, J.E. 
Steel Rule Die, Junk Monster, Monarch Precision 
Deburring, Olama Products, Serena D’Italia, Speedway, 
Stedco Engineering, Sunny Hills Cleans, Water Jetting 
Equipment 

Industrial TCE 3,044 - - - 
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Table 4.1.2: Property Acquisitions and Easements under Alternative 2 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

403-041-08 2061 S. Ritchey St. 
Santa Ana, CA 92705 

O’Neil Storage Industrial TCE 3,604 - - - 

403-072-01 S. Ritchey St. 
Santa Ana, CA 92705 

N/A Public/
Exempt 

TCE 473 - - - 

403-072-02 S. Ritchey St. 
Santa Ana, CA 92705 

N/A Public/
Exempt 

TCE 430 - - - 

403-072-03 2201 S. Ritchey St. 
Santa Ana, CA 92705 

Western Exterminator Industrial TCE 1,021 - - - 

427-262-02 17751 Cowan 
Irvine, CA 92614 

N/A1 Industrial TCE 1,519 - - - 

430-031-03 2626 S. Pullman St. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 8,930 - - - 

430-115-01 1021 Duryea Ave. 
Irvine, CA 92614 

Cabinets Plus Industrial TCE 2,442 - - - 

430-171-07 1740 E. Garry Ave. 
Santa Ana, CA 92705 

Advanced Plant Engineering Contractors, American 
Senior Living, Borazzi International, California MHP 
Management, Carson & Company, CHC Consulting, 
Cocojojo, Creative Integrated Systems, Creative 
Transportation, Diamond Roofing, Drink Pass, EFC 
Foundation, Elite Nursing Services, Energy Data Surveys 
Vinyl Windows, Gina Skin Care, Global Life Center, 
Gracorp, Hartley & Associates, HEC Services, Integrated 
Technology Systems, JTL Design Engineering, 
Kelsurveys, Inc., Lamaison Construction, Motion 
Analysis, OBM Global Technology, Powers Marketing 
Group, PMG/Zoom Western/SMD, Precision Payroll, 
Quality Professionals, Quick Processing – Bamma USA, 
Readwrite Solutions, Raybit Systems, RK Solutions, 
Rotary Lift, RVM Engineering, Safe Realty Property 
Management, Sandwich Express, Secret Garden, SEOP, 
Inc., Shoshin USA, SIG Technologies, South District 
Patrol, Southwest Express, SWC, Title XI 

Commercial TCE 2,732 - - - 

430-252-02 Edinger Ave. 
Tustin, CA 92780 

N/A1 Industrial TCE 1,139 - - - 

430-252-10 Edinger Ave. 
Tustin, CA 92780 

N/A1 Industrial TCE 2,351 - - - 

411-141-05 Santa Ana, CA 92705 N/A1 Flood Control TCE 84,377 - - - 
N/A Santa Ana, CA 92705 N/A1 Flood Control TCE 12,305 - - - 
N/A Santa Ana, CA 92705 N/A1 Flood Control TCE 5,439 - - - 
SBE 804-30-
12D-POT.7 

Santa Ana/Tustin, CA N/A1 Railroad TCE 9,152 - - - 
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Table 4.1.2: Property Acquisitions and Easements under Alternative 2 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

SBE 804-30-
12D-9 

Santa Ana/Tustin, CA N/A1 Railroad TCE 5,126 - - - 

Source 1: Draft Project Report to Authorize Public Release of the Draft Environmental Document on Route 55 Between 0.4 miles north of I-405 and 0.1 miles south of I-5 (2015). 
Source 2: Draft Relocation Impact Statement (2015). 
1 Estimated TCEs and/or partial acquisitions required on this parcel would not result in any business displacements, changes in access, or off-street parking impacts; therefore, no 

business(es) operating on this parcel would be affected under the Build Alternatives. 
APN = Assessor’s Parcel Number 
Ave. = Avenue 
Dr. = Drive 
E. = East 
N/A = Not applicable 
Pl. = Place 
Rd. = Road 
S. = South 
sf = square feet 
St. = Street 
TCE = Temporary Construction Easement 
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Table 4.1.3: Property Acquisitions and Easements under Alternative 3 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

016-221-12 Brookhollow Dr. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 8,559 Partial 6,813 No 

016-221-13 Brookhollow Dr. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 5,131 Partial 3,818 No 

016-221-14 1570 E. Warner Ave. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 3,499 Partial 1,045 No 

402-101-45 2101 E. Edinger Ave. 
Santa Ana, CA 92705 

Freeway Honda Commercial TCE 15,578 Partial 1,480 No 

402-111-24 1411 Village Way 
Santa Ana, CA 92705 

Advanced Office Services, The Baseball Academy, 
Calumet Photographic, CubeKing, Enterprise Fleet 
Services, Liquid Handling, Monkeysports, Motorvac 
Technologies, Roger Dunn Golf Shop, Sender One 
Climbing, The Wine Club, Worldwide Golf Enterprises, 
Rockin’ Jump  

Commercial TCE 9,276 Partial 32,769 Yes 

403-041-04 1929 E. St. Andrew Pl. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 12,483 Partial 3,258 No 

403-041-07 1969 S. Ritchey St. 
Santa Ana, CA 92705 

A-1 Shower Door, Andrade’s, Applied Flow 
Technologies, Berry Sheet Metal, CPS Solutions, Fred’s 
Custom Draperies, GD Designs, H&R Upholstery, J.E. 
Steel Rule Die, Junk Monster, Monarch Precision 
Deburring, Olama Products, Serena D’Italia, Speedway, 
Stedco Engineering, Sunny Hills Cleans, Water Jetting 
Equipment 

Industrial TCE 8,343 Partial 3,546 No 

403-041-08 2061 S. Ritchey St. 
Santa Ana, CA 92705 

O’Neil Storage Industrial TCE 7,163 Partial 4,076 No 

427-261-05 17942 Cowan 
Irvine, CA92614 

N/A1 Commercial TCE 3,175 Partial 2,177 No 

427-261-06 17912 Cowan 
Irvine, CA 92614 

N/A1 Industrial TCE 1,800 Partial 2,763 No 

427-261-07 17872 Cowan 
Irvine, CA 92614 

N/A1 Industrial TCE 1,801 Partial 3,010 No 

427-261-08 17842 Cowan 
Irvine, CA 92614 

N/A1 Industrial TCE 1,801 Partial 3,000 No 

427-261-09 17792 Cowan B 
Irvine, CA 92614 

N/A1 Industrial TCE 1,522 Partial 3,204 No 

427-261-10 17792 Cowan A 
Irvine, CA 92614 

N/A1 Industrial TCE 1,577 Partial 4,503 No 

427-262-06 17781 Cowan 
Irvine, CA 92614 

ALG, Alzheimer’s Association of Orange County, 
AnnexCore Marketing Agency, Caliber Collision Centers, 
Chrome Data, EnviroPacifica, Gradient Engineers, Home 
Buyer’s Guide, Leighton, Terratest Labs, Vista Gardens 
Memory Care 

Commercial TCE 11,700 Partial 4,988 No 
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Table 4.1.3: Property Acquisitions and Easements under Alternative 3 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

427-282-14 17952 Cowan 
Irvine, CA 92614 

Assemblies of God Commercial TCE 1,604 Partial 1,141 No 

427-282-15 17952 Cowan 
Irvine, CA 92614 

Assemblies of God Commercial TCE 2,018 Partial 3,684 No 

430-011-03 2441 S. Pullman St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 1,905 Partial 3,086 No 

430-011-04 2401 S. Pullman St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 2,835 Partial 622 No 

430-012-04 2350 Pullman St. 
Santa Ana, CA 92705 

Sweet Life Enterprises Industrial TCE 4,060 Partial 9,478 No 

430-031-09 1717 E. Dyer Rd. 
Santa Ana, CA 92705 

Motel 6 Commercial TCE 11,816 Partial 4,155 No 

430-032-10 2501 S. Pullman St. A 
Santa Ana, CA 92705 

N/A1 Commercial TCE 1,808 Partial 458 No 

430-112-04 17132 Pullman St. 
Irvine, CA 92614 

N/A1 Industrial TCE 1,797 Partial 645 No 

430-112-05 17132 Pullman St. 
Irvine, CA 92614 

N/A1 Industrial TCE 2,064 Partial 644 No 

430-112-06 17092 Pullman St. 
Irvine, CA 92614 

N/A1 Industrial TCE 1,275 Partial 559 No 

430-112-12 1063 McGaw Ave. 
Irvine, CA 92614 

A-Mark Precious Metals, Collateral Finance Corporation, 
H.R. Harmer, Spectrum Group International, Spectrum 
Numismatics International, Spectrum Wine Auctions, 
Stack’s Bowers, Teletrade 

Commercial TCE 3,586 Partial 1,071 No 

430-115-01 1021 Duryea Ave. 
Irvine, CA 92614 

Cabinets Plus Industrial TCE 2,194 Partial 3,072 No 

430-171-07 1740 E. Garry Ave. 
Santa Ana, CA 92705 

Advanced Plant Engineering Contractors, American 
Senior Living, Borazzi International, California MHP 
Management, Carson & Company, CHC Consulting, 
Cocojojo, Creative Integrated Systems, Creative 
Transportation, Diamond Roofing, Drink Pass, EFC 
Foundation, Elite Nursing Services, Energy Data  
Surveys Vinyl Windows, Gina Skin Care, Global  
Life Center, Gracorp, Hartley & Associates, HEC 
Services, Integrated Technology Systems, JTL Design 
Engineering, Kelsurveys, Inc., Lamaison Construction, 
Motion Analysis, OBM Global Technology, Powers 
Marketing Group, PMG/Zoom Western/SMD,  
Precision Payroll, Quality Professionals, Quick  
Processing – Bamma USA, Readwrite Solutions, Raybit 
Systems, RK Solutions, Rotary Lift, RVM Engineering, 
Safe Realty Property Management, Sandwich Express, 
Secret Garden, SEOP, Inc., Shoshin USA, SIG 

Commercial TCE 2,317 Partial 3,107 No 
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Table 4.1.3: Property Acquisitions and Easements under Alternative 3 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

Technologies, South District Patrol, Southwest Express, 
SWC, Title XI 

430-241-07 1100 Valencia Ave. 
Tustin, CA 92780 

RICOH Industrial TCE 14,315 Partial 31,185 No 
PAE 26,017 

430-241-12 1123 Warner Ave. 
Tustin, CA 92780 

N/A1 Industrial TCE 5,057 Partial 30,875 No 

430-251-14 Edinger Ave. 
Tustin, CA 92780 

N/A1 Commercial TCE 1,585 - - - 

430-251-15 Edinger Ave. 
Tustin, CA 92780 

N/A1 Commercial TCE 4,320 - - - 

430-251-22 Valencia Ave. 
Tustin, CA 92780 

N/A Vacant TCE 311,173 - - - 

430-251-35 Edinger Ave. 
Tustin, CA 92780 

N/A1 Commercial TCE 1,773 - - - 

016-221-27 1580 E. Warner Ave. 
Santa Ana, CA 92705 

N/A Vacant - - Full 76,759 No 

016-221-28 Brookhollow Dr. 
Santa Ana, CA 92705 

N/A Vacant - - Full 37,426 No 

016-221-29 S. Grand Ave. 
Santa Ana, CA 92705 

N/A Vacant - - Full 9,055 No 

403-072-01 S. Ritchey St. 
Santa Ana, CA 92705 

N/A Public/
Exempt 

- - Full 1,086 No 

403-072-02 S. Ritchey St. 
Santa Ana, CA 92705 

N/A Public/
Exempt 

- - Full 3,818 No 

403-072-03 2201 S. Ritchey St. 
Santa Ana, CA 92705 

Western Exterminator Industrial - - Full 35,611 Yes 

411-141-06 Santa Ana, CA 92705 N/A Vacant - - Full 6,547 No 
430-012-03 2400 S. Pullman St. 

Santa Ana, CA 92705 
Above & Beyond Inc.  Industrial - - Full 35,953 Yes 

402-101-07 1535 Trotter St. 
Santa Ana, CA 92705 

Freeway Honda Commercial TCE 1,307 - - - 

402-101-39 1505 Auto Mall Dr. 
Santa Ana, CA 92705 

Freeway Honda Commercial TCE 2,634 - - - 

402-111-41 2200 E. McFadden Ave. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 6,713 - - - 

402-142-10 17001 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 1,436 - - - 

402-142-11 17021 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 2,690 - - - 

402-142-12 17051 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 2,014 - - - 
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Table 4.1.3: Property Acquisitions and Easements under Alternative 3 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

402-142-13 17071 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 1,559 - - - 

402-142-24 14901 Newport Ave. 
Tustin, CA 92780 

N/A1 Residential TCE 4,989 - - - 

402-251-07 15660 Tustin Village Way 
Tustin, CA 92780 

N/A1 Commercial TCE 2,180 - - - 

403-071-13 2120 S. Ritchey St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 947 - - - 

403-071-16 2220 S. Ritchey St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 1,093 - - - 

403-071-17 2130 S. Ritchey St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 483 - - - 

403-071-18 2140 S. Ritchey St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 948 - - - 

403-071-19 2200 S. Ritchey St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 1,276 - - - 

427-262-02 17751 Cowan 
Irvine, CA 92614 

N/A1 Industrial TCE 1,519 - - - 

430-031-03 2626 S. Pullman St. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 8,930 - - - 

430-111-08 1063 McGaw Ave. 
Irvine, CA 92614 

N/A1 Commercial TCE 236 - - - 

430-111-18 1062 McGaw Ave. 
Irvine, CA 92614 

N/A1 Industrial TCE 679 - - - 

430-252-02 Edinger Ave. 
Tustin, CA 92780 

N/A1 Industrial TCE 1,139 - - - 

430-252-10 Edinger Ave. 
Tustin, CA 92780 

N/A1 Industrial TCE 2,351 - - - 

411-141-05 Santa Ana, CA 92705 N/A1 Flood Control TCE 84,377 - - - 
N/A Santa Ana, CA 92705 N/A1 Flood Control TCE 12,305 - - - 
N/A Santa Ana, CA 92705 N/A1 Flood Control TCE 5,439 - - - 
SBE 804-30-
12D-POT.7 

Santa Ana/Tustin, CA N/A1 Railroad TCE 9,152 - - - 

SBE 804-30-
12D-9 

Santa Ana/Tustin, CA N/A1 Railroad TCE 5,126 - - - 

Source 1: Draft Project Report to Authorize Public Release of the Draft Environmental Document on Route 55 Between 0.4 miles north of I-405 and 0.1 miles south of I-5 (2015). 
Source 2: Draft Relocation Impact Statement (2015). 
1 Estimated TCEs and/or partial acquisitions required on this parcel would not result in any business displacements, changes in access, or off-street parking impacts; therefore, no 

business(es) operating on this parcel would be affected under the Build Alternatives. 
APN = Assessor’s Parcel Number 
Ave. = Avenue 

Dr. = Drive 
E. = East 

N/A = Not applicable. 
PAE = Permanent Aerial Easement 

Pl. = Place 
Rd. = Road 

S. = South 
sf = square feet 

St. = Street 
TCE = Temporary Construction Easement 
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Table 4.1.4: Property Acquisitions and Easements under Alternative 4 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

016-221-12 Brookhollow Dr. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 8,559 Partial 6,813 No 

016-221-13 Brookhollow Dr. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 5,131 Partial 3,818 No 

016-221-14 1570 E. Warner Ave. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 3,499 Partial 1,045 No 

402-101-45 2101 E. Edinger Ave. 
Santa Ana, CA 92705 

Freeway Honda Commercial TCE 15,578 Partial 1,480 No 

402-111-24 1411 Village Way 
Santa Ana, CA 92705 

Advanced Office Services, The Baseball Academy, 
Calumet Photographic, CubeKing, Enterprise Fleet 
Services, Liquid Handling, Monkeysports, Motorvac 
Technologies, Roger Dunn Golf Shop, Sender One 
Climbing, The Wine Club, Worldwide Golf Enterprises, 
Rockin’ Jump  

Commercial TCE 9,276 Partial 32,769 Yes 

403-041-04 1929 E. St. Andrew Pl. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 12,483 Partial 3,258 No 

403-041-07 1969 S. Ritchey St. 
Santa Ana, CA 92705 

A-1 Shower Door, Andrade’s, Applied Flow 
Technologies, Berry Sheet Metal, CPS Solutions, Fred’s 
Custom Draperies, GD Designs, H&R Upholstery, J.E. 
Steel Rule Die, Junk Monster, Monarch Precision 
Deburring, Olama Products, Serena D’Italia, Speedway, 
Stedco Engineering, Sunny Hills Cleans, Water Jetting 
Equipment 

Industrial TCE 8,343 Partial 3,546 No 

403-041-08 2061 S. Ritchey St. 
Santa Ana, CA 92705 

O’Neil Storage Industrial TCE 7,163 Partial 4,076 No 

430-011-03 2441 S. Pullman St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 1,905 Partial 3,086 No 

430-011-04 2401 S. Pullman St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 2,835 Partial 622 No 

430-012-04 2350 Pullman St. 
Santa Ana, CA 92705 

Sweet Life Enterprises Industrial TCE 4,060 Partial 9,478 No 

430-031-09 1717 E. Dyer Rd. 
Santa Ana, CA 92705 

Motel 6 Commercial TCE 11,816 Partial 4,155 No 

430-032-10 2501 S. Pullman St. A 
Santa Ana, CA 92705 

N/A1 Commercial TCE 1,808 Partial 458 No 

430-112-04 17132 Pullman St. 
Irvine, CA 92614 

N/A1 Industrial TCE 1,797 Partial 645 No 

430-112-05 17132 Pullman St. 
Irvine, CA 92614 

N/A1 Industrial TCE 2,064 Partial 644 No 

430-112-06 17092 Pullman St. 
Irvine, CA 92614 

N/A1 Industrial TCE 1,275 Partial 559 No 
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Table 4.1.4: Property Acquisitions and Easements under Alternative 4 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

430-112-12 1063 McGaw Ave. 
Irvine, CA 92614 

A-Mark Precious Metals, Collateral Finance Corporation, 
H.R. Harmer, Spectrum Group International, Spectrum 
Numismatics International, Spectrum Wine Auctions, 
Stack’s Bowers, Teletrade 

Commercial TCE 3,586 Partial 1,071 No 

430-115-01 1021 Duryea Ave. 
Irvine, CA 92614 

Cabinets Plus Industrial TCE 2,194 Partial 3,072 No 

430-171-07 1740 E. Garry Ave. 
Santa Ana, CA 92705 

Advanced Plant Engineering Contractors, American 
Senior Living, Borazzi International, California MHP 
Management, Carson & Company, CHC Consulting, 
Cocojojo, Creative Integrated Systems, Creative 
Transportation, Diamond Roofing, Drink Pass, EFC 
Foundation, Elite Nursing Services, Energy Data Surveys 
Vinyl Windows, Gina Skin Care, Global Life Center, 
Gracorp, Hartley & Associates, HEC Services, Integrated 
Technology Systems, JTL Design Engineering, 
Kelsurveys, Inc., Lamaison Construction, Motion 
Analysis, OBM Global Technology, Powers Marketing 
Group, PMG/Zoom Western/SMD, Precision Payroll, 
Quality Professionals, Quick Processing – Bamma USA, 
Readwrite Solutions, Raybit Systems, RK Solutions, 
Rotary Lift, RVM Engineering, Safe Realty Property 
Management, Sandwich Express, Secret Garden, SEOP, 
Inc., Shoshin USA, SIG Technologies, South District 
Patrol, Southwest Express, SWC, Title XI 

Commercial TCE 2,317 Partial 3,107 No 

430-241-07 1100 Valencia Ave. 
Tustin, CA 92780 

RICOH Industrial TCE 14,315 Partial 31,185 No 
PAE 26,017 

430-241-12 1123 Warner Ave. 
Tustin, CA 92780 

N/A1 Industrial TCE 5,057 Partial 30,875 No 

430-251-14 Edinger Ave. 
Tustin, CA 92780 

N/A1 Commercial TCE 1,585 - - - 

430-251-15 Edinger Ave. 
Tustin, CA 92780 

N/A1 Commercial TCE 4,320 - - - 

430-251-22 Valencia Ave. 
Tustin, CA 92780 

N/A Vacant TCE 311,173 - - - 

430-251-35 Edinger Ave. 
Tustin, CA 92780 

N/A1 Commercial TCE 1,773 - - - 

016-221-27 1580 E. Warner Ave. 
Santa Ana, CA 92705 

N/A Vacant - - Full 76,759 No 

016-221-28 Brookhollow Dr. 
Santa Ana, CA 92705 

N/A Vacant - - Full 37,426 No 

016-221-29 S. Grand Ave. 
Santa Ana, CA 92705 

N/A Vacant - - Full 9,055 No 
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Table 4.1.4: Property Acquisitions and Easements under Alternative 4 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

403-072-01 S. Ritchey St. 
Santa Ana, CA 92705 

N/A Public/
Exempt 

- - Full 1,086 No 

403-072-02 S. Ritchey St. 
Santa Ana, CA 92705 

N/A Public/
Exempt 

- - Full 3,818 No 

403-072-03 2201 S. Ritchey St. 
Santa Ana, CA 92705 

Western Exterminator Industrial - - Full 35,611 Yes 

411-141-06 Santa Ana, CA 92705 N/A Vacant - - Full 6,547 No 
430-012-03 2400 S. Pullman St. 

Santa Ana, CA 92705 
Above  & Beyond Inc. Industrial - - Full 35,953 Yes 

402-101-07 1535 Trotter St. 
Santa Ana, CA 92705 

Freeway Honda Commercial TCE 1,307 - - - 

402-101-39 1505 Auto Mall Dr. 
Santa Ana, CA 92705 

Freeway Honda Commercial TCE 2,634 - - - 

402-111-41 2200 E. McFadden Ave. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 6,713 - - - 

402-142-10 17001 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 1,436 - - - 

402-142-11 17021 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 2,690 - - - 

402-142-12 17051 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 2,014 - - - 

402-142-13 17071 Kenyon Dr. 
Tustin, CA 92780 

N/A1 Residential TCE 1,5,59 - - - 

402-142-24 14901 Newport Ave. 
Tustin, CA 92780 

N/A1 Residential TCE 4,989 - - - 

402-251-07 15660 Tustin Village Way 
Tustin, CA 92780 

N/A1 Commercial TCE 2,180 - - - 

403-071-13 2120 S. Ritchey St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 947 - - - 

403-071-16 2220 S. Ritchey St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 1,093 - - - 

403-071-17 2130 S. Ritchey St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 483 - - - 

403-071-18 2140 S. Ritchey St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 948 - - - 

403-071-19 2200 S. Ritchey St. 
Santa Ana, CA 92705 

N/A1 Industrial TCE 1,276 - - - 

430-031-03 2626 S. Pullman St. 
Santa Ana, CA 92705 

N/A1 Commercial TCE 8,930 - - - 

430-111-08 1063 McGaw Ave. 
Irvine, CA 92614 

N/A1 Commercial TCE 236 - - - 
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Table 4.1.4: Property Acquisitions and Easements under Alternative 4 

APN Address Business Name(s) 

Existing 

Land Use 

Easements Acquisitions 

Type Area (sf) Type Area (sf) Relocation 

430-111-18 1062 McGaw Ave. 
Irvine, CA 92614 

N/A1 Industrial TCE 679 - - - 

430-252-02 Edinger Ave. 
Tustin, CA 92780 

N/A1 Industrial TCE 1,139 - - - 

430-252-10 Edinger Ave. 
Tustin, CA 92780 

N/A1 Industrial TCE 2,351 - - - 

411-141-05 Santa Ana, CA 92705 N/A1 Flood Control TCE 84,377 - - - 
N/A Santa Ana, CA 92705 N/A1 Flood Control TCE 12,305 - - - 
N/A Santa Ana, CA 92705 N/A1 Flood Control TCE 5,439 - - - 
SBE 804-30-
12D-POT.7 

Santa Ana/Tustin, CA N/A1 Railroad TCE 9,152 - - - 

SBE 804-30-
12D-9 

Santa Ana/Tustin, CA N/A1 Railroad TCE 5,126 - - - 

Source 1: Draft Project Report to Authorize Public Release of the Draft Environmental Document on Route 55 Between 0.4 miles north of I-405 and 0.1 miles south of I-5 (2015). 
Source 2: Draft Relocation Impact Statement (2015). 
1 Estimated TCEs and/or partial acquisitions required on this parcel would not result in any business displacements, changes in access, or off-street parking impacts; therefore, no 

business(es) operating on this parcel would be affected under the Build Alternatives. 
APN = Assessor’s Parcel Number 
Ave. = Avenue 
Dr. = Drive 
E. = East 
N/A = Not applicable. 
PAE = Permanent Aerial Easement 
Pl. = Place 
Rd. = Road 
S. = South 
sf = square feet 
St. = Street 
TCE = Temporary Construction Easement 
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4.2.2 Temporary Impacts 

4.2.2.1 Alternative 1 
As shown on Figure 4.1-1, construction of Alternative 1 may require construction staging areas on a 
vacant parcel adjacent to the northbound State Route 55 (SR-55) off-ramp to Edinger Avenue and in 
California Department of Transportation (Caltrans) ROW along southbound SR-55 north of 
McFadden Avenue.  Staging activities may result in temporary increases in dust and noise levels in 
the vicinity of these staging areas; however, due to their temporary nature, such activities are not 
anticipated to result in land use conflicts with adjacent businesses and residences. 
 
As described in Table 4.1.1 and illustrated on Figure 4.1-1, Alternative 1 would also require TCEs on 
21 residential, commercial and industrial parcels adjacent to SR-55 in order to allow access for the 
construction of sound walls, retaining walls, and roadway widening. Alternative 1 would also require 
construction staging on one vacant parcel. Given that most of these TCEs generally consist of land 
that is currently being used for landscaping and parking lots, temporary impacts related to land use 
compatibility would be limited to parking impacts. Where TCEs would be required on parking lots 
adjacent to SR-55, alternative parking would be provided or parking lots would be temporarily 
reconfigured to accommodate impacted businesses (refer to Section 4.4.1.1 for additional discussion 
regarding temporary parking reconfigurations). Alternative 1 would also require a TCE on a flood 
control parcel to accommodate the reconfiguration and realignment of the Lane Channel along 
southbound SR-55 and TCEs on one flood control parcel and one railroad parcel in order to place pre-
cast concrete box girders above the Santa Ana-Santa Fe Channel and Los Angeles to San Diego rail 
corridor (LOSSAN rail corridor) so that the South Tustin Overhead Bridge can be widened. Since 
these activities would not affect the ability of the Lane or Santa Ana-Santa Fe Channels to convey 
storm water flows, Alternative 1 would not result in temporary land use conflicts with the affected 
flood control parcels. Construction activities associated with the widening of the South Tustin 
Overhead Bridge could potentially affect railroad operations on the LOSSAN rail corridor by causing 
service delays; however, compliance with the Avoidance and Minimization Measures included in 
Chapter 5.0, which require coordination with Metrolink, Amtrak, Union Pacific Railroad (UPRR), 
and BNSF Railway regarding construction activities in the LOSSAN rail corridor ROW, would 
minimize any conflicts. 
 
 
4.2.2.2 Alternative 2 
As shown on Figure 4.1-2, construction of Alternative 2 may require construction staging areas on a 
vacant parcel adjacent to the northbound SR-55 off-ramp to Edinger Avenue and in Caltrans ROW 
along southbound SR-55 north of McFadden Avenue. Staging activities may result in temporary 
increases in dust and noise levels in the vicinity of these staging areas; however, due to their 
temporary nature, such activities are not anticipated to result in land use conflicts with adjacent 
businesses and residences. 
 
As described in Table 4.1.2 and illustrated on Figure 4.1-2, Alternative 2 would also require TCEs on 
40 residential, commercial, and industrial parcels adjacent to SR-55 in order to accommodate the 
construction of sound walls, retaining walls, and roadway widening. Similar to Alternative 1, 
Alternative 2 would require construction staging on one vacant parcel. Given that most of these TCEs 
generally consist of land that is currently being used for landscaping and parking lots, temporary 
impacts related to land use compatibility would be limited to parking impacts. Where TCEs would be 
required on parking lots adjacent to SR-55, alternative parking would be provided or parking lots 
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would be temporarily reconfigured to accommodate impacted businesses. Similar to Alternative 1, 
Alternative 2 would not affect the ability of the Lane or Santa Ana-Santa Fe Channels to convey 
storm water flows and, therefore, would not result in temporary land use conflicts with the affected 
flood control parcels. Similar to Alternative 1, Alternative 2 would result in temporary land use 
compatibility impacts with the LOSSAN rail corridor related to the widening of the South Tustin 
Overhead Bridge. However, as described above,  compliance with the Avoidance and Minimization 
Measures included in Chapter 5.0 would minimize any conflicts. 
 
 
4.2.2.3 Alternative 3 
As shown on Figure 4.1-3, construction of Alternative 3 may require construction staging areas on a 
vacant parcel adjacent to the northbound SR-55 off-ramp to Edinger Avenue and in Caltrans ROW 
along southbound SR-55 north of McFadden Avenue. Staging activities may result in temporary 
increases in dust and noise levels in the vicinity of these staging areas; however, due to their 
temporary nature, such activities are not anticipated to result in land use conflicts with adjacent 
businesses and residences.  
 
As described in Table 4.1.3 and illustrated on Figure 4.1-3, Alternative 3 would also require TCEs on 
53 residential, commercial, and industrial parcels adjacent to SR-55 so that sound walls, retaining 
walls, and other project features can be constructed. Similar to Alternatives 1 and 2, Alternative 3 
would require construction staging on one vacant parcel. Given that most of these TCEs generally 
consist of land that is currently being used for landscaping and parking lots, temporary impacts 
related to land use compatibility would be limited to parking impacts. Where TCEs would be required 
on parking lots adjacent to SR-55, alternative parking would be provided or parking lots would be 
temporarily reconfigured to accommodate affected businesses. Similar to Alternatives 1 and 2, 
Alternative 3 would not result in temporary land use conflicts with affected flood control parcels, but 
would result in temporary land use compatibility impacts with the LOSSAN rail corridor related to 
the widening of the South Tustin Overhead Bridge. As described above,  compliance with the 
Avoidance and Minimization Measures included in Chapter 5.0 would minimize any conflicts. 
 
 
4.2.2.4 Alternative 4 
As shown on Figure 4.1-4, construction of Alternative 4 may require construction staging areas on a 
vacant parcel adjacent to the northbound SR-55 off-ramp to Edinger Avenue and in Caltrans ROW 
along southbound SR-55 north of McFadden Avenue. Staging activities may result in temporary 
increases in dust and noise levels in the vicinity of these staging areas; however, due to their 
temporary nature, such activities are not anticipated to result in land use conflicts with adjacent 
businesses and residences. 
 
As described in Table 4.1.4 and illustrated on Figure 4.1-4, Alternative 4 would also require TCEs on 
43 residential, commercial, and industrial parcels adjacent to SR-55 so that sound walls, retaining 
walls, and other project features can be constructed. Similar to Alternatives 1, 2, and 3, Alternative 4 
would require construction staging on one vacant parcel. Given that most of these TCEs generally 
consist of land that is currently being used for landscaping and parking lots, temporary impacts 
related to land use compatibility would be limited to parking impacts. Where TCEs would be required 
on parking lots adjacent to SR-55, alternative parking would be provided or parking lots would be 
temporarily reconfigured to accommodate impacted businesses. Similar to Alternatives 1, 2, and 3, 
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Alternative 4 would not result in temporary land use conflicts with affected flood control parcels, but 
would result in temporary land use compatibility impacts with the LOSSAN rail corridor related to 
the widening of the South Tustin Overhead Bridge. As described above,  compliance with the 
Avoidance and Minimization Measures included in Chapter 5.0 would minimize any conflicts. 
 
4.2.2.5 No Build Alternative 
The No Build Alternative would not result in any temporary changes to land use patterns; therefore, 
the No Build Alternative would not result in any temporary impacts with respect to land use 
compatibility. 
 
 

4.2.3 Permanent Impacts 

4.2.3.1 Alternative 1 
As shown in Table 4.1.1, Alternative 1 would require the acquisition of 205,984 square feet (sf) (or 
approximately 4.73 acres [ac]) of land for ROW and the construction of a potential storm water 
detention basin. As illustrated on Figure 4.1-1, Alternative 1 would require the full acquisition of four 
parcels in the City of Santa Ana, including one vacant parcel along the southbound SR-55 on-ramp 
from Dyer Road as well as three vacant parcels along the north side of the southbound SR-55 off-
ramp to Grand Avenue. Alternative 1 would also require the acquisition of a portion of a commercial 
parcel in the City of Santa Ana just south of the McFadden Avenue on-ramp to southbound SR-55, 
five parcels along northbound SR-55 between Dyer Road and Edinger Avenue, and one parcel along 
southbound SR-55 between Edinger Avenue and McFadden Avenue in the City of Santa Ana. Should 
these properties be acquired by the proposed project, they would be converted from their current land 
use to transportation land uses or public drainage facilities. 
 
Some of the partial acquisitions under Alternative 1 may result in the loss of landscaping or require 
parking lot reconfigurations on parcels (refer to Section 4.4.2.2, Off-Street Parking, for additional 
discussion regarding impacts related to off-street parking). As described in Measure CI-5 (provided 
later in Chapter 5.0, Avoidance, Minimization, and/or Mitigation Measures), in compliance with the 
Uniform Relocation Assistance and Real Property Acquisitions Policies Act of 1970 (Uniform Act), 
the Orange County Transportation Authority (OCTA) would apply to the affected cities to obtain 
parking and/or landscaping variances for properties where the project would reduce the number of 
off-street parking stalls and/or the required amount of landscaping below the applicable municipal 
off-street parking and/or landscaping requirements. Implementation of Measure CI-5 would minimize 
the permanent impacts of Alternative 1 related to municipal off-street parking and/or landscaping 
requirements. 
 
All of the proposed acquisitions are situated adjacent to existing commercial and industrial land uses 
that would benefit from increased freeway visibility and improved circulation in their vicinity. 
Because Alternative 1 would impact freeway-adjacent properties, improve freeway operations, and 
reduce traffic congestion in the area, the land use compatibility impacts under Alternative 1 are not 
considered to be substantial. Implementation of Measure CI-4 (provided later in Chapter 5.0) would 
minimize the permanent impacts of Alternative 1 related to property acquisition, relocations, and 
displacements. As required in Measure CI-4, all property acquisition and relocations under 
Alternative 1 would be conducted in compliance with the Uniform Act. 
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4.2.3.2 Alternative 2 
As shown in Table 4.1.2, Alternative 2 would require the acquisition of 234,454 sf (or approximately 
5.38 ac) of land for ROW and the construction of a potential storm water detention basin. As 
illustrated on Figure 4.1-2, Alternative 2 would require property acquisitions similar to those that 
would be required for Alternative 1; however, Alternative 2 would also require the partial acquisition 
of nine commercial properties along northbound SR-55 between Main Street and MacArthur 
Boulevard in the City of Irvine. Should these properties be acquired by the proposed project, they  
would be converted from their current land use to transportation land uses or public drainage 
facilities.  
 
Similar to Alternative 1, some of the partial acquisitions under Alternative 2 may result in the loss of 
landscaping or require parking lot reconfigurations on parcels. Implementation of Measure CI-5, 
which includes obtaining parking and/or landscaping variances for properties where the project would 
reduce the number of off-street parking stalls and/or the required amount of landscaping below the 
applicable municipal off-street parking and/or landscaping requirements, would minimize the 
permanent impacts of Alternative 2 related to municipal off-street parking and/or landscaping 
requirements. 
 
Similar to Alternative 1, all of these proposed acquisitions are situated adjacent to existing 
commercial and industrial land uses that would benefit from increased freeway visibility and 
improved circulation in their vicinity. Therefore, the land use compatibility impacts under 
Alternative 2 are not considered to be substantial. Implementation of Measure CI-4 would minimize 
the permanent impacts of Alternative 2 related to property acquisition, relocations, and displacements. 
As required in Measure CI-4, all property acquisition and relocations under Alternative 2 would be 
conducted in compliance with the Uniform Act. 
 
 
4.2.3.3 Alternative 3 
As shown in Table 4.1.3, Alternative 3 would require the acquisition of 380,487 sf (or approximately 
8.73 ac) of land for ROW and the construction of a potential storm water detention basin. The 
locations of the property acquisitions required under Alternative 3 are illustrated on Figure 4.1-3. In 
addition to those property acquisitions required for Alternative 1, Alternative 3 would require the full 
acquisition of three parcels along southbound SR-55 just north of the Warner Avenue overcrossing as 
well as a single parcel along northbound SR-55 just south of the Warner Avenue overcrossing. 
Similar to Alternative 2, Alternative 3 would also require the partial acquisition of nine commercial 
parcels along northbound SR-55 between Main Street and MacArthur Boulevard. However, unlike 
Alternative 2, Alternative 3 would also require the partial acquisition of two additional parcels along 
northbound SR-55 between MacArthur Boulevard and Dyer Road, three additional parcels along 
northbound SR-55 between Dyer Road and Edinger Avenue, and six parcels along southbound SR-55 
between Dyer Road and Edinger Avenue. Should these properties be acquired by the proposed 
project, they would be converted from their current land use to transportation land uses and public 
drainage facilities. 
 
Similar to Alternatives 1 and 2, some of the partial acquisitions under Alternative 3 may result in the 
loss of landscaping or require parking lot reconfigurations on parcels. Implementation of Measure 
CI-5, which includes obtaining parking and/or landscaping variances for properties where the project 
would reduce the number of off-street parking stalls and/or the required amount of landscaping below 
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the applicable municipal off-street parking and/or landscaping requirements, would minimize the 
permanent impacts of Alternative 3 related to municipal off-street parking and/or landscaping 
requirements. 
 
Similar to Alternatives 1 and 2, all of these proposed acquisitions are situated adjacent to existing 
commercial and industrial land uses that would benefit from increased freeway visibility and 
improved circulation in their vicinity. Therefore, the land use compatibility impacts under 
Alternative 3 are not considered to be substantial. Implementation of Measure CI-4 would minimize 
the permanent impacts of Alternative 3 related to property acquisition, relocations, and displacements. 
As required in Measure CI-4, all property acquisition and relocations under Alternative 3 would be 
conducted in compliance with the Uniform Act. 
 
 
4.2.3.4 Alternative 4 
As shown in Table 4.1.4, Alternative 4 would require the acquisition of 352,017 sf (or approximately 
8.08 ac) of land for ROW and the construction of a potential storm water detention basin. The 
locations of the property acquisitions required under Alternative 4 are illustrated on Figure 4.1-4. As 
shown on Figure 4.1-4, Alternative 4 would require acquisitions similar to those required under 
Alternative 3; however, Alternative 4 would not require the partial acquisition of nine commercial 
parcels along northbound SR-55 between Main Street and MacArthur Boulevard. Because 
Alternative 4 would impact freeway-adjacent properties, improve freeway operations, and reduce 
traffic congestion in the area, the land use compatibility impacts under Alternative 4 are not 
considered to be substantial. Implementation of Measure CI-4 would minimize the permanent impacts 
of Alternative 4 related to property acquisition, relocations, and displacements. As required in 
Measure CI-4, all property acquisition and relocations under Alternative 4 would be conducted in 
compliance with the Uniform Act. 
 
Similar to the other Build Alternatives, some of the partial acquisitions under Alternative 4 may result 
in the loss of landscaping or require parking lot reconfigurations on parcels. Implementation of 
Measure CI-5, which includes obtaining parking and/or landscaping variances for properties where 
the project would reduce the number of off-street parking stalls and/or the required amount of 
landscaping below the applicable municipal off-street parking and/or landscaping requirements, 
would minimize the permanent impacts of Alternative 4 related to municipal off-street parking and/or 
landscaping requirements. 
 
 

4.2.4 Consistency with General Plans 

4.2.4.1 Alternatives 1, 2, 3 and 4 (Build Alternatives) 
The General Plan goals and policies consistency analysis for the Build Alternatives is provided in 
Table 4.2.1. As shown in Table 4.2.1, each of the Build Alternatives would be consistent with the 
goals and policies contained in the General Plans of the affected cities. Implementation of the Build 
Alternatives would not result in changes to existing land use patterns along SR-55 since SR-55 is an 
existing transportation facility that is located in a highly developed area, and the Build Alternatives 
would result in a limited number of acquisitions. None of the Build Alternatives would require 
amendment of the affected cities’ General Plans. 
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Table 4.2.1: Consistency with General Plans 

Policy Alternative 1  Alternative 2 Alternative 3 Alternative 4 No Build Alternative 

City of Tustin 
Goal 3: Support development of a network of regional transportation facilities which ensure the safe and efficient movement of people and goods from within the City to 
areas outside its boundaries, and which accommodate the regional travel demands of developing areas outside the City. 
Policy 3.2 Support capacity 
and noise mitigation 
improvements such as high-
occupancy vehicle lanes, 
general purpose lanes, 
auxiliary lanes and noise 
barriers on the I-5 and SR-
55 freeways. 

Consistent. Alternative 1 
would add one general-
purpose lane southbound 
between McFadden 
Avenue and Edinger 
Avenue. Alternative 1 
would also add one 
auxiliary lane in the 
northbound direction 
between MacArthur 
Boulevard and Dyer Road 
and between Dyer Road 
and Edinger Avenue, 
where no auxiliary lanes 
currently exist. 

Consistent. Alternative 2 
would add one general-
purpose lane (in each 
direction) within the 
Project Area. Alternative 
2 would also convert the 
existing auxiliary lane into 
a general-purpose lane in 
the northbound direction 
between MacArthur 
Boulevard and Dyer Road 
and in the southbound 
direction between Edinger 
Avenue and Dyer Road 
and between Dyer Road 
and MacArthur 
Boulevard. 

Consistent. Alternative 3 
would add one general-
purpose lane (in each 
direction) within the 
Project Area. In addition, 
all existing auxiliary lanes 
would be maintained and 
additional auxiliary lanes 
would be added in the 
northbound direction 
between MacArthur 
Boulevard and Dyer Road 
and between Dyer Road 
and Edinger Avenue. 

Consistent. Alternative 4 
would add one general-
purpose lane southbound 
between McFadden 
Avenue and Edinger 
Avenue. Alternative 4 
would also add one 
additional HOV lane in 
each direction within the 
Project Area. All existing 
auxiliary lanes would be 
maintained and additional 
auxiliary lanes would be 
added in the northbound 
direction between 
MacArthur Boulevard and 
Dyer Road and between 
Dyer Road and Edinger 
Avenue. 

Inconsistent. The No 
Build Alternative would 
not add HOV-  and/or 
general-purpose lanes and, 
thus, would not support 
capacity and noise 
mitigation improvements. 

Policy 3.3 Monitor and 
coordinate with Caltrans 
freeway work as it affects 
Tustin’s roadway and 
require modifications as 
necessary. 

Consistent. All 
improvements to SR-55 
under Alternative 1 are 
and would continue to be 
coordinated with the City 
of Tustin. The City of 
Tustin is part of the PDT.  

Consistent. All 
improvements to SR-55 
under Alternative 2 are 
and would continue to be 
coordinated with the City 
of Tustin. The City of 
Tustin is part of the PDT. 

Consistent. All 
improvements to SR-55 
under Alternative 3 are 
and would continue to be 
coordinated with the City 
of Tustin. The City of 
Tustin is part of the PDT. 

Consistent. All 
improvements to SR-55 
under Alternative 4 are 
and would continue to be 
coordinated with the City 
of Tustin. The City of 
Tustin is part of the PDT. 

N/A 

Policy 3.4 Maintain a 
proactive and assertive role 
with appropriate agencies 
dealing with regional 
transportation issues 
affecting the City. 

Consistent. The City of 
Tustin is part of the PDT. 

Consistent. The City of 
Tustin is part of the PDT. 

Consistent. The City of 
Tustin is part of the PDT. 

Consistent. The City of 
Tustin is part of the PDT. 

N/A 
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Table 4.2.1: Consistency with General Plans 

Policy Alternative 1  Alternative 2 Alternative 3 Alternative 4 No Build Alternative 

Goal 4: Maximize the efficiency of the circulation system through the use of transportation system management and demand management strategies. 
Policy 4.3 Encourage the 
implementation of employer 
Transportation Demand 
Management (TDM) 
requirements, which were 
included in the Southern 
California Air Quality 
Management District’s 
Regulation 2202 of the 1997 
Air Quality Management 
Plan and as required by 
Proposition 111 as part of 
the Congestion Management 
Program (CMP) and 
participate in regional efforts 
to implement TDM 
requirements. 

Consistent. Alternative 1 
incorporates TDM as part 
of the improvements. 

Consistent. Alternative 2 
incorporates TDM as part 
of the improvements. 

Consistent. Alternative 3 
incorporates TDM as part 
of the improvements. 

Consistent. Alternative 4 
incorporates TDM as part 
of the improvements. 

Inconsistent. No 
improvements are 
proposed under the No 
Build Alternative other 
than routine maintenance. 

City of Santa Ana 
Goal 1: Provide and maintain a comprehensive circulation system that facilitates the efficient movement of people and goods throughout the City, and enhances its 
economic viability. 
Policy 1.1 Coordinate 
transportation improvements 
in a manner which 
minimizes disruptions to the 
community. 

Consistent. Alternative 
1would improve the 
operation of SR-55 and 
implement mitigation 
measures that would 
minimize construction 
impacts to local 
communities. 

Consistent. Alternative 2 
would improve the 
operation of SR-55 and 
implement mitigation 
measures that would 
minimize construction 
impacts to local 
communities. 

Consistent. Alternative 3 
would improve the 
operation of SR-55 and 
implement mitigation 
measures that would 
minimize construction 
impacts to local 
communities. 

Consistent. Alternative 4 
would improve the 
operation of SR-55 and 
implement mitigation 
measures that would 
minimize construction 
impacts to local 
communities. 

Inconsistent. No 
improvements to SR-55 
will be made and 
operation of the freeway 
will gradually deteriorate, 
likely distributing some 
traffic on local streets 
which in turn would 
permanently affect local 
communities. 

Policy 1.2 Coordinate with 
the State to provide a 
freeway system that 
promotes efficient, and 
convenient access to City 
streets in a manner 
consistent with local land 
use policy. 

Consistent. Coordination 
with Caltrans for 
Alternative 1 is conducted 
during PDT meetings to 
provide a freeway system 
that promotes efficient and 
convenient access to City 
streets in a manner 

Consistent. Coordination 
with Caltrans for 
Alternative 2 is conducted 
during PDT meetings to 
provide a freeway system 
that promotes efficient and 
convenient access to City 
streets in a manner 

Consistent. Coordination 
with Caltrans for 
Alternative 3 is conducted 
during PDT meetings to 
provide a freeway system 
that promotes efficient and 
convenient access to City 
streets in a manner 

Consistent. Coordination 
with Caltrans for 
Alternative 4 is conducted 
during PDT meetings to 
provide a freeway system 
that promotes efficient and 
convenient access to City 
streets in a manner 

Inconsistent. The No 
Build Alternative would 
not provide a freeway 
system that promotes 
efficient and convenient 
access to city streets. 
Under the No Build 
Alternative, SR-55 would 
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Table 4.2.1: Consistency with General Plans 

Policy Alternative 1  Alternative 2 Alternative 3 Alternative 4 No Build Alternative 

consistent with local land 
use policy. 

consistent with local land 
use policy. 

consistent with local land 
use policy. 

consistent with local land 
use policy. 

remain congested.  

Goal 2: Provide design and construction that facilitate safe utilization of the City’s transportation systems.  
Policy 2.7 Continue design 
practices which facilitate the 
safe use of circulation 
systems. 

Consistent. The 
Alternative 1 design 
includes general-purpose 
lanes that would facilitate 
the safe use of existing 
circulation systems and 
alleviate existing 
congested freeway 
conditions. 

Consistent. The 
Alternative 2 design 
includes general-purpose 
lanes that would facilitate 
the safe use of existing 
circulation systems and 
alleviate existing 
congested freeway 
conditions. 

Consistent. The 
Alternative 3 design 
includes general-purpose 
lanes that would facilitate 
the safe use of existing 
circulation systems and 
alleviate existing 
congested freeway 
conditions. 

Consistent. The 
Alternative 4 design 
includes general-purpose 
lanes that would facilitate 
the safe use of existing 
circulation systems and 
alleviate existing 
congested freeway 
conditions. 

Inconsistent. The No 
Build Alternative would 
not facilitate safe use of 
circulation systems 
because no improvements 
are proposed, and the 
freeway mainline would 
experience congested 
conditions and high 
accident rates. 

Goal 4: Fully coordinate transportation and land use planning activities.  
Policy 4.1 Program and 
prioritize transportation 
improvements to stimulate 
growth in major 
development areas. 

Consistent. Alternative 1 
was designed to address 
and accommodate existing 
and projected growth as 
programmed in the 2015 
FTIP and Amendment No. 
2 to the RTP. The project 
is in Amendment No. 2 to 
the 2012 RTP, which was 
found to be conforming by 
the FHWA/FTA on 
December 15, 2014. 

Consistent. Alternative 2 
was designed to address 
and accommodate existing 
and projected growth as 
programmed in the 2015 
FTIP and Amendment No. 
2 to the RTP. The project 
is in Amendment No. 2 to 
the the 2012 RTP, which 
was found to be 
conforming by the 
FHWA/FTA on December 
15, 2014. 

Consistent. Alternative 3 
was designed to address 
and accommodate existing 
and projected growth as 
programmed in the 2015 
FTIP and Amendment No. 
2 to the RTP. The project 
is in Amendment No. 2 to 
the the 2012 RTP, which 
was found to be 
conforming by the 
FHWA/FTA on December 
15, 2014. 

Consistent. Alternative 4 
was designed to address 
and accommodate existing 
and projected growth as 
programmed in the 2015 
FTIP and Amendment No. 
2 to the RTP. The project 
is in Amendment No. 2 to 
the the 2012 RTP, which 
was found to be 
conforming by the 
FHWA/FTA on December 
15, 2014. 

Inconsistent. The No 
Build Alternative would 
not accommodate growth 
occurring in major 
development areas in the 
region. 

Policy 4.2 Assess land use 
and transportation project 
impacts through the 
development review process. 

Consistent. Alternative 1 
is subject to CEQA and 
NEPA development 
review. Land use and 
transportation impacts are 
discussed as part of the 
CEQA/NEPA 
documentation. 

Consistent. Alternative 2 
is subject to CEQA and 
NEPA development 
review. Land use and 
transportation impacts are 
discussed as part of the 
CEQA/NEPA 
documentation. 

Consistent. Alternative 3 
is subject to CEQA and 
NEPA development 
review. Land use and 
transportation impacts are 
discussed as part of the 
CEQA/NEPA 
documentation. 

Consistent. Alternative 4 
is subject to CEQA and 
NEPA development 
review. Land use and 
transportation impacts are 
discussed as part of the 
CEQA/NEPA 
documentation. 

Inconsistent. The No 
Build Alternative would 
not necessitate assessment 
of land use and 
transportation impacts, as 
no construction will be 
proposed.  

Goal 8: Strengthen the coordination of transportation and land use planning activities with adjacent jurisdictions and regional agencies. 
Policy 8.1 Participate in 
inter-jurisdictional planning 
forums and other inter-

Consistent. PDT meetings 
occur monthly to 
streamline discussion 

Consistent. PDT meetings 
occur monthly to 
streamline discussion 

Consistent. PDT meetings 
occur monthly to 
streamline discussion 

Consistent. PDT meetings 
occur monthly to 
streamline discussion 

N/A. Because no 
development is proposed, 
no planning forums or 
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Table 4.2.1: Consistency with General Plans 

Policy Alternative 1  Alternative 2 Alternative 3 Alternative 4 No Build Alternative 

agency opportunities to 
coordinate transportation 
and land use projects.  

between the agencies and 
the affected cities.  

between the agencies and 
the affected cities. 

between the agencies and 
the affected cities. 

between the agencies and 
the affected cities. 

other coordination 
meetings are conducted. 

Policy 8.2 Maintain 
compliance with regional, 
state, and federal programs 
which provide funding for 
transportation 
improvements.  

Consistent. The project is 
in Amendment No. 2 to 
the 2012 RTP, which was 
found to be conforming by 
the FHWA/FTA on 
December 15, 2014. The 
project is also included in 
the 2015 FTIP, which was 
found to be conforming by 
the FHWA/FTA on 
December 15, 2014. 
Regional PM10 SIP budget 
compliance was accounted 
for during the current 
approved RTP and FTIP 
conformity determination. 
Thus, Alternative 1 is in 
compliance with regional, 
State, and federal 
programs. 

Consistent. The project is 
in Amendment No. 2 to 
the 2012 RTP, which was 
found to be conforming by 
the FHWA/FTA on 
December 15, 2014. The 
project is also included in 
the 2015 FTIP, which was 
found to be conforming by 
the FHWA/FTA on 
December 15, 2014. 
Regional PM10 SIP budget 
compliance was accounted 
for during the current 
approved RTP and FTIP 
conformity determination. 
Thus, Alternative 2 is in 
compliance with regional, 
State, and federal 
programs. 

Consistent. The project is 
in Amendment No. 2 to 
the 2012 RTP, which was 
found to be conforming by 
the FHWA/FTA on 
December 15, 2014. The 
project is also included in 
the 2015 FTIP, which was 
found to be conforming by 
the FHWA/FTA on 
December 15, 2014. 
Regional PM10 SIP budget 
compliance was accounted 
for during the current 
approved RTP and FTIP 
conformity determination. 
Thus, Alternative 3 is in 
compliance with regional, 
State, and federal 
programs. 

Consistent. The project is 
in Amendment No. 2 to 
the 2012 RTP, which was 
found to be conforming by 
the FHWA/FTA on 
December 15, 2014. The 
project is also included in 
the 2015 FTIP, which was 
found to be conforming by 
the FHWA/FTA on 
December 15, 2014. 
Regional PM10 SIP budget 
compliance was accounted 
for during the current 
approved RTP and FTIP 
conformity determination. 
Thus, Alternative 4 is in 
compliance with regional, 
State, and federal 
programs. 

Inconsistent. The No 
Build Alternative would 
not provide improvements 
to SR-55 and, thus, would 
not be in compliance with 
regional, State, and federal 
programs that provide 
funding for transportation 
improvements. 

City of Irvine 

Objective B-1 Roadway Development: Plan, provide and maintain an integrated vehicular circulation system to accommodate projected local and regional needs. 
Policy (a): Use the 
Circulation, Land Use and 
Growth Management 
Elements to determine 
roadway sizing and phasing. 

Consistent. The City of 
Irvine’s General Plan 
Circulation, Land Use, 
and Growth Management 
Elements were taken into 
consideration when 
designing the layout of 
Alternative 1. 

Consistent. The City of 
Irvine’s General Plan 
Circulation, Land Use, 
and Growth Management 
Elements were taken into 
consideration when 
designing the layout of 
Alternative 2. 

Consistent. The City of 
Irvine’s General Plan 
Circulation, Land Use, 
and Growth Management 
Elements were taken into 
consideration when 
designing the layout of 
Alternative 3. 

Consistent. The City of 
Irvine’s General Plan 
Circulation, Land Use, 
and Growth Management 
Elements were taken into 
consideration when 
designing the layout of 
Alternative 4. 

Inconsistent. The No 
Build Alternative does not 
take into consideration 
growth, and the City of 
Irvine’s General Plan 
Circulation, Land Use, 
and Growth Management 
Elements, and no freeway 
improvements will be 
conducted. Thus, SR-55 
will continue to 
experience congested 
conditions. 
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Table 4.2.1: Consistency with General Plans 

Policy Alternative 1  Alternative 2 Alternative 3 Alternative 4 No Build Alternative 

Policy (i): Actively lobby 
with appropriate state 
commissions, committees, 
and legislators for funding to 
upgrade the Costa Mesa, San 
Diego and Santa Ana 
Freeways. 

Consistent. Alternative 1 
proposes to add an 
auxiliary lane to improve 
traffic mobility and reduce 
congestion on SR-55 (the 
Costa Mesa Freeway).  

Consistent. Alternative 2 
proposes to add a general-
purpose lane, resulting in 
improvements in traffic 
mobility and reduction of 
congestion on SR-55 (the 
Costa Mesa Freeway). 

Consistent. Alternative 3 
proposes to add a general-
purpose lane, resulting in 
improvements in traffic 
mobility and reduction of 
congestion on SR-55 (the 
Costa Mesa Freeway). 

Consistent. Alternative 4 
would add one general-
purpose lane southbound 
between McFadden 
Avenue and Edinger 
Avenue. Alternative 4 
would also add one 
additional HOV lane in 
each direction within the 
Project Area. This would 
improve the traffic 
mobility on SR-55 (the 
Costa Mesa Freeway) and 
relieve congestion. 

Inconsistent. The No 
Build Alternative would 
not upgrade SR-55 (the 
Costa Mesa Freeway) and, 
thus, would maintain the 
existing congested 
conditions. 

Policy (r): Pursue local and 
outside funding for the 
implementation of the 
roadway system from 
sources. 

Consistent. Alternative 1 
is funded from federal and 
State sources.  

Consistent. Alternative 2 
is funded from federal and 
State sources. 

Consistent. Alternative 3 
is funded from federal and 
State sources. 

Consistent. Alternative 4 
is funded from federal and 
State sources. 

Inconsistent. The No 
Build Alternative would 
not anticipate upgrades to 
SR-55 and, thus, would 
not pursue local and 
outside funding for the 
implementation of the 
roadway system from 
sources. 

Objective B-2 Roadway Design: Develop a vehicular circulation system consistent with high standards of transportation engineering safety and with sensitivity to 
adjoining land uses. 
Policy (a): Align roadways 
in relationship to adjoining 
land uses to minimize noise 
and visual impacts. 

Consistent. Alternative 1 
would be aligned to 
minimize environmental 
impacts to existing land 
uses. Sound walls may be 
proposed if Alternative 1 
results in noise impacts. 

Consistent. Alternative 2 
would be aligned to 
minimize environmental 
impacts to existing land 
uses. Sound walls may be 
proposed if Alternative 2 
results in noise impacts. 

Consistent. Alternative 3 
would be aligned to 
minimize environmental 
impacts to existing land 
uses. Sound walls may be 
proposed if Alternative 3 
results in noise impacts. 

Consistent. Alternative 4 
would be aligned to 
minimize environmental 
impacts to existing land 
uses. Sound walls may be 
proposed if Alternative 4 
results in noise impacts. 

Consistent. The No Build 
Alternative is aligned to 
existing land uses and 
would not result in 
additional noise and visual 
impacts 

Caltrans = California Department of Transportation 
CEQA = California Environmental Quality Act of 1970 
CMP = Congestion Management Program 
FHWA = Federal Highway Administration 
FTA = Federal Transit Administration 
FTIP = Federal Transportation Improvement Program 

HOV = high-occupancy vehicle 
I-5 = Interstate 5 
N/A = not applicable 
NEPA = National Environmental Policy Act of 1969 
PDT = Project Development Team 

PM10 = particulate matter less than 10 microns in size 
RTP = Regional Transportation Plan 
SIP = State Implementation Plan 
SR-55 = State Route 55 
TDM = Transportation Demand Management 
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4.2.4.2 No Build Alternative 
The existing condition of SR-55 within the Project Area is not consistent with the regional mobility 
goals and objectives of the affected cities. As shown in Table 4.2.1, the No Build Alternative would 
be generally inconsistent with the goals and policies contained in the General Plans of the affected 
cities because the implementation of the No Build Alternative would not facilitate transportation 
improvements along the SR-55 corridor. 
 
 

4.2.5 Consistency with Regional Plans 

4.2.5.1 Alternatives 1, 2, 3 and 4 (Build Alternatives) 
The proposed project is listed in Amendment No. 2 to the 2012 financially constrained Regional 
Transportation Plan (RTP) (RTP ID 2M0733), which was found to conform by the Federal Highway 
Administration (FHWA) and the Federal Transit Administration (FTA) on December 15, 2014. The 
project is also included in the Southern California Association of Governments (SCAG) financially 
constrained 2015 Federal Transportation Improvement Program (FTIP) (FTIP ID ORA100511), 
which was found to conform by the FHWA and FTA on December 15, 2014. The design concept and 
scope of the proposed project is consistent with the project description in Amendment No. 2 to the 
2012 RTP and the 2015 FTIP, and is intended to meet the traffic needs in the area based on local land 
use plans. Thus, the Build Alternatives are consistent with the regional and federal transportation 
plans. 
 
 
4.2.5.2 No Build Alternative 
The No Build Alternative would not result in the implementation of the proposed project, which, as 
described above, is listed in Amendment No. 2 to the 2012 RTP and in the 2015 FTIP. Therefore, the 
No Build Alternative would be inconsistent with the regional mobility goals and objectives of SCAG 
and the regional and federal transportation plans. 
 
 

4.3 COMMUNITY CHARACTER AND COHESION IMPACTS 

Community cohesion is the degree to which residents have a sense of belonging to their 
neighborhood, a high level of commitment to the community, or a strong attachment to neighbors, 
groups, and institutions, usually as a result of continued association over time. Impacts to community 
cohesion generally depend on whether a project is likely to create a barrier or disrupt connectivity of a 
community. Either of these can be a result of disruptions in access or residential and business 
acquisitions. This section discusses how the physical changes associated with the project (e.g., new 
construction, disturbance, and residential and business displacements) would impact community 
character and cohesion. 
 
 

4.3.1 Temporary Impacts 

4.3.1.1 Alternatives 1, 2, 3 and 4 (Build Alternatives) 
Temporary Construction Easements.  As described in Section 4.1.1, Alternatives 1, 2, 3, and 4 
would require TCEs on small portions at the rear of several parcels within the residential 
neighborhoods along SR-55, north of the LOSSAN rail corridor. Thus, the extent of temporary 
impacts to residential communities adjacent to the Project Area would be limited. Noise and dust 
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resulting from construction throughout the Project Area would be minimized by compliance with the 
minimization measures for noise and air quality included in Chapter 5.0, Avoidance, Minimization, 
and/or Mitigation Measures. Construction of the Build Alternatives would require TCEs on 
commercial and industrial properties in the Project Area. Given that most of these TCEs would be 
located on land that is currently being used for landscaping and parking lots adjacent to the existing 
SR-55 ROW, the temporary use of such land for construction activities would not result in adverse 
effects on community character nor would it have the potential to divide an existing community or 
create any barriers between existing communities. 
 
 
Closures and Detours. Construction activities associated with the implementation of the Build 
Alternatives would result in temporary impacts to community cohesion. Residences and businesses 
adjacent to the Project Area would be subjected to overnight traffic lane, arterial, and ramp closures 
that would result in detours and travel delays. Construction at the MacArthur Boulevard, Dyer Road, 
Edinger Avenue, and McFadden Avenue interchanges with SR-55 could disrupt local business 
operations, and periodic mainline, arterial, and ramp closures would impede traffic mobility. 
 
All mainline, arterial, and ramp closures would occur only during the overnight hours between 
10:00 p.m. and 5:00 a.m. and on a short-term basis. The total number of overnight closures at each 
mainline and arterial location is not anticipated to exceed three nights (closures will not occur on 
consecutive nights). The total number of overnight closures at each ramp location is not anticipated to 
exceed 10 nights (closures may or may not occur on consecutive nights). Adequate notification of all 
mainline, arterial, and ramp closures would be provided to the public and local government agencies 
responsible for providing emergency response services. The total duration of construction activities 
would depend on which improvements would be constructed and the number of contracts procured to 
build the improvements. Construction activities associated with Alternatives 1 and 2 are anticipated to 
be completed within approximately 30 months, while construction activities associated with 
Alternatives 3 and 4 are anticipated to be completed within approximately 36 months. Construction 
activities would be conducted in stages under all four Build Alternatives in a single phase so that any 
impacted areas would be disturbed only once. Improvements would be staged in approximately the 
following order: 
 
• Pre-Construction Stage: Utility relocations and street improvements 

• Stage 1: Construction of the mainline freeway improvements, construction of a portion of the 
ramp improvements, reconstruction of Lane Channel and the drainage system, bridge widening, 
and construction of the retaining walls 

• Stage 2: Complete construction of the mainline freeway improvements, construction of a portion 
of the ramp improvements, reconstruction of Lane Channel, bridge widening, and complete 
construction of the retaining walls 

• Stage 3: Complete construction of the ramp improvements 

 

Certain construction activities would necessitate the closures of various facilities, such as the SR-55 
mainline, interchange ramps, and local arterials. Closures of these facilities are anticipated for the 
work listed below and are limited to overnight closures: 

 
• Installation, moving, and removal of construction barriers (k-rails) 
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• Pavement restriping operations 
• Falsework erection and removal 
• Construction of retaining walls and tie-back walls 
• Widening of undercrossing structures and foundations 
• Installation and removal of overhead signs 
• Installation and removal of loop detectors 
• Structure approach slab construction 
• Placement of concrete pavement using rapid set concrete, such as at ramp termini 
• Asphalt and concrete pavement construction and overlay operations 
• Utility work 
• Extension or modifications of drainage channels 

 

Narrower lane and shoulder widths, lane reductions, and speed reductions are also anticipated on 
mainline, connector, ramp, and arterial roadway facilities to accommodate construction activities. 
 
 

Mainline Closures. All of the Build Alternatives would require the overnight closure of two 
sections of the southbound SR-55 mainline and one section of the northbound SR-55 mainline to 
accommodate the installation and removal of overhead signage. The number of lanes on the 
mainline is expected to remain the same during the construction of the project; however, the lane 
and shoulder widths would be reduced to accommodate the placement of construction barriers. 
Preliminary detour routes have been developed that would direct traffic around the mainline 
closures using the local arterial street network. A Traffic Management Plan (TMP) that will 
address detours and alternative access will be prepared in coordination with the affected cities. 
Access to all businesses would be maintained during construction on the SR-55 mainline.  
 
Table 4.3.1 describes the potential detour routes for each of the mainline closures anticipated to 
occur during construction as well as the estimated increased travel time associated with each 
detour route. As shown in Table 4.3.1, the potential detours would result in increased travel times 
ranging from approximately 5 to 9 minutes. 
 

Table 4.3.1: Mainline Closures for Alternatives 1, 2, 3, and 4 

Mainline Segment 

Estimated 

Duration 

(nights)
1
 Proposed Detour Route 

Estimated 

Travel Delay 

(minutes) 

SB SR-55 between MacArthur Blvd. off-ramp 
and NB I-405 connector to SB SR-55 

3 
MacArthur Blvd./Bristol St./Baker St. 8 
MacArthur Blvd./NB I-405 connector 5 

SB SR-55 between Dyer Rd. (West) off-ramp 
and WB MacArthur Blvd. on-ramp 

3 
Dyer Rd./Main St./MacArthur Blvd. 5 
Dyer Rd./Red Hill Ave./MacArthur Blvd. 5 

NB SR-55 between Edinger Ave. off-ramp and 
McFadden Ave. on-ramp 

3 
Edinger Ave./Red Hill Ave./Sycamore Ave. 6 

Edinger Ave./Grand Ave./McFadden Ave. 9 

Source: Draft Project Report to Authorize Public Release of the Draft Environmental Document on Route 55 Between 0.4 miles 

north of I-405 and 0.1 miles south of I-5 (2015). 
1 Estimated duration refers to the time period that each mainline segment would be subject to overnight closure (all closures 

would occur between 10:00 p.m. and 5:00 a.m.). Overnight closures are not anticipated to occur on consecutive nights. 
Ave. = Avenue 
Blvd. = Boulevard 
I-405 = Interstate 405 

NB = northbound 
Rd. = Road 
SB = southbound 

SR-55 = State Route 55 
St. = Street 
WB = westbound 
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Ramp Closures. As described above, all ramp closures would occur during overnight hours 
between 10:00 p.m. and 5:00 a.m. Because these ramp closures are not expected to exceed 10 
nights, they would not cause excessive inconvenience to the traveling public. No two consecutive 
off-ramps or two consecutive on-ramps in the same direction would be closed concurrently. 
 
Table 4.3.2 describes the temporary ramp closures that would be required for each of the Build 
Alternatives as well as the estimated travel delays associated with the potential detour routes for 
each ramp closure. As shown in Table 4.3.2, the potential construction detours would result in 
increased travel times ranging from 1 to 10 minutes. Alternative 3 would require the greatest 
number of ramp closures (20), while Alternative 1 would require the least number of ramp 
closures (12). 
 
Local Arterials. Each of the Build Alternatives would require falsework for the widening of the 
Dyer Road and Edinger Avenue undercrossings. Build Alternatives 2, 3, and 4 would also require 
falsework for the widening of the MacArthur Boulevard undercrossing. The erection and removal 
of falsework at these undercrossings and the installation, movement, and removal of construction 
barriers for ramp work would require overnight closures on MacArthur Boulevard, Dyer Road, 
and Edinger Avenue for all four Build Alternatives. Slope paving required for these bridges may 
also result in the temporary overnight closure of one or two traffic lanes on MacArthur 
Boulevard, Dyer Road, and Edinger Avenue. No other local street closures would be required. 
 
Table 4.3.3 describes the potential detour routes for each of the arterial closures anticipated to 
occur during construction as well as the estimated increased travel time associated with each 
detour route. As shown in Table 4.3.3, the potential detour routes would result in increased travel 
times ranging from approximately 4 to 12 minutes. 
 
 

Conclusion. As shown in Tables 4.3.1 , 4.3.2, and 4.3.3, the potential detour routes that may be 
included in the proposed project’s TMP are anticipated to result in increased travel times ranging 
between approximately 1 and 12 minutes. Access to all nearby businesses would be maintained 
during mainline, ramp, and arterial closures. All businesses would be accessible from alternate 
freeway off-ramps and by utilizing local streets. Given that the closures required for the proposed 
project would be short term in nature and confined to the nighttime hours (10:00 p.m. to 5:00 a.m.), 
the increased travel times and distances would result in minimal disruption to neighborhoods and 
businesses adjacent to the Project Area and would not divide the affected cities. 
 
Nevertheless, construction-related closures could impede movement within the affected cities, which 
would result in temporary adverse effects to community character and cohesion. Although community 
members would still be able to utilize community services and facilities during the construction 
period, there would be some degree of inconvenience due to construction-related delays, temporary 
closures, and construction equipment operation.  
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Table 4.3.2: Ramp Closures for Alternatives 1, 2, 3, and 4 

Ramp 

Estimated 

Duration 

(nights)
1
 Proposed Detour Route 

Estimated 

Travel Delay 

(minutes) 

Potential Impacts 

Alt 1 Alt 2 Alt 3 Alt 4 

NB SR-55 off-ramp to 
MacArthur Blvd. 

10 
Baker St./Red Hill Ave. 6 

� � � � 
Dyer Rd./Red Hill Ave. 6 

EB MacArthur Blvd. 
to NB SR-55 on-ramp 

10 
Main St./Dyer Rd. 2 

 � � � 
Red Hill Ave./Dyer Rd. 4 

WB MacArthur Blvd. 
to NB SR-55 on-ramp 

10 
Red Hill Ave./Dyer Rd. 2 

� � � � 
Main St./Dyer Rd. 4 

EB MacArthur Blvd. 
on-ramp to SB SR-55 

10 
Main St./Dyer Rd. 4 

 � � � 
Red Hill Ave./Dyer Rd. 7 

WB MacArthur Blvd. 
to SB SR-55 on-ramp 

10 
Red Hill Ave./Dyer Rd. 5 

 � �  
Main St./Dyer Rd. 5 

SB SR-55 off-ramp to 
MacArthur Blvd. 

10 
Dyer Rd./Red Hill Ave. 6 

� � � � 
I-405/Bristol St. 7 

NB SR-55 off-ramp to 
Dyer Rd. 

10 
MacArthur Blvd./Red Hill Ave. 5 

� � � � 
Edinger Ave./Red Hill Ave. 6 

EB Dyer Rd. on-ramp 
to NB SR-55 

10 
Main St./MacArthur Blvd. 2 

� � � � 
Red Hill Ave./MacArthur Blvd. 5 

WB Dyer Rd. on-ramp 
to NB SR-55 

10 
Red Hill Ave./Edinger Ave. 4 

� � � � 
Grand Ave./Edinger Ave. 5 

Dyer Rd. on-ramp to 
SB SR-55 

10 
Red Hill Ave./MacArthur Blvd. 0 

� � � � 
Main St./MacArthur Blvd. 4 

SB SR-55 off-ramp to 
Dyer Rd. (East) 

10 
Dyer Rd. (West) off-ramp 1 

 � � � 
Main St./MacArthur Blvd. 5 

SB SR-55 off-ramp to 
Dyer Rd. (West) 

10 
Dyer Rd. (East) off-ramp 1 

  � � 
Edinger Ave./Grand Ave. 6 

NB SR-55 off-ramp to 
Edinger Ave. 

10 
Dyer Rd./Edinger Ave. 5 

� � � � 
Sycamore Ave./Red Hill Ave. 7 

Edinger Ave. on-ramp 
to NB SR-55 

10 
Grand Ave./McFadden Ave. 1 

 � � � 
Red Hill Ave./Sycamore Ave. 5 

Edinger Ave. on-ramp 
to SB SR-55 

10 
Grand Ave./Dyer Rd. 1 

� � � � 
Red Hill Ave./Dyer Rd. 5 

SB SR-55 off-ramp to 
Edinger Ave. 

10 
McFadden Ave./Grand Ave. 7 

� � � � 
Grand Ave. 6 

NB SR-55 off-ramp to 
McFadden Ave. 

10 
Edinger Ave./Red Hill Ave./Sycamore Ave. 5 

 � � � 
Irvine Blvd./Newport Ave. 10 

McFadden Ave. on-
ramp to NB SR-55 

10 Sycamore Ave./Red Hill Ave./Edinger Ave. 6  � � � 

McFadden Ave. off-
ramp to SB SR-5 

10 
Grand Ave./Edinger Ave. 7 

� � � � 
Walnut Ave./Red Hill Ave./Edinger Ave. 6 

SB SR-55 off-ramp to 
McFadden Ave. 

10 
Irvine Blvd./Grand Ave. 9 

� � � � 
Edinger Ave./Grand Ave. 7 

Source: Draft Project Report to Authorize Public Release of the Draft Environmental Document on Route 55 Between 0.4 miles 

north of I-405 and 0.1 miles south of I-5 (2015). 
1 Estimated duration refers to the time period that each ramp would be subject to overnight closure (all closures would occur 

between 10:00 p.m. and 5:00 a.m.). Overnight closures may or may not occur on consecutive nights. 

Alt = Alternative 
Ave. = Avenue 
Blvd. = Boulevard 
EB = eastbound 
I-405 = Interstate 405 
NB = northbound 

Rd. = Road 
SB = southbound 
SR-55 = State Route 55 
St. = Street 
WB = westbound 
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Table 4.3.3: Arterial Closures for Alternatives 1, 2, 3, and 4 

Local Arterial (Direction) 

Estimated 

Duration 

(nights)1 Proposed Detour Route 

Estimated 

Travel Delay 

(minutes) 

MacArthur Blvd. undercrossing (EB) 2 
Main St./Red Hill Ave. 4 
Main. St./Dyer Rd./Red Hill Ave. 7 

MacArthur Blvd. undercrossing (WB) 2 
Red Hill Ave./Main St. 4 
Red Hill Ave./Dyer Rd./Main St. 7 

Dyer Rd. undercrossing (EB) 2 
Main St./MacArthur Blvd./Red Hill Ave. 6 

Main St./Edinger Ave./Red Hill Ave. 12 

Dyer Rd. undercrossing (WB) 2 
Red Hill Ave./MacArthur Blvd./Main St. 6 
Red Hill Ave./Edinger Ave./Main St. 12 

Edinger Ave. undercrossing (EB) 2 
Grand Ave./Warner Ave./Red Hill Ave. 5 
Grand Ave./McFadden Ave./Pasadena Ave./
Sycamore Ave./Red Hill Ave. 

8 

Edinger Ave. undercrossing (WB) 2 
Red Hill Ave./Warner Ave./Grand Ave. 5 
Red Hill Ave./Sycamore Ave./Pasadena Ave./
McFadden Ave./Grand Ave. 

8 

Source: Draft Project Report to Authorize Public Release of the Draft Environmental Document on Route 55 Between 0.4 

miles north of I-405 and 0.1 miles south of I-5 (2015). 
1 Estimated duration refers to the time period that each arterial roadway segment would be subject to overnight closure (all 

closures would occur between 10:00 p.m. and 5:00 a.m.). Overnight closures are not anticipated to occur on consecutive 
nights. 

Ave. = Avenue 
Blvd. = Boulevard 
EB = eastbound 

Rd. = Road 
St. = Street 
WB = westbound 

 
 
A TMP will be prepared to alleviate these traffic-related impacts during construction and provide 
detours and alternative access. In addition, standard conditions and recommended measures provided 
in the Noise Study Report (2015) and Air Quality Assessment Report (2015) would further minimize 
impacts related to the generation of dust, noise, and air pollution during construction. Construction 
impacts would be temporary and would cease upon project completion. With implementation of the 
Avoidance and Minimization Measures identified in Chapter 5.0, temporary adverse effects on 
community character or cohesion would be minimized to the extent possible. 
 
 
4.3.1.2 No Build Alternative 
No improvements to SR-55 are proposed under the No Build Alternative other than routine 
maintenance; therefore, it would not result in temporary impacts to businesses and community 
character and cohesion. 
 
 

4.3.2 Permanent Impacts 

The Build Alternatives would result in beneficial impacts related to community character and 
cohesion in terms of improved access and connectivity and decreased travel times. In addition, 
community services within the affected cities (e.g., fire and police protection) would be more readily 
available with the Build Alternatives since mobility within the Study Area would improve over 
existing conditions. The Build Alternatives would construct improvements on a segment of SR-55 
that has been in operation since its construction in 1962. Therefore, the Build Alternatives would not 



    
O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5     

C OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S S E S S M E N TE S S M E N TE S S M E N TE S S M E N T
S RS RS RS R ---- 5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E5 5  I M P R O V E M E N T  P R O J E C T  B E T W E E N  IC T  B E T W E E N  IC T  B E T W E E N  IC T  B E T W E E N  I ---- 4 0 5  A N D  I4 0 5  A N D  I4 0 5  A N D  I4 0 5  A N D  I ---- 5555

    

P:\HDR1102\230.70 Community Impact Relocation Impact\CIA October 2015 CLEAN 11-3-15.doc «11/03/15» 4-77 

create any new or exacerbate any existing physical divisions in the Study Area or the affected cities. 
Nevertheless, the Build Alternatives would result in limited property acquisitions within the Project 
Area; therefore, impacts to community character and cohesion are analyzed below. Although none of 
the Build Alternatives would result in residential displacements, Alternatives 3 and 4 would result in 
business displacements in the City of Santa Ana. Refer to discussion below for impacts per each 
Build Alternative. 
 
As described in the Visual Impact Assessment (2015), implementation of any of the Build 
Alternatives would result in moderately low permanent visual impacts from project‐related activities. 
SR‐55 is an existing facility located in a highly developed area. Improvements proposed by this 
project would not deteriorate the existing visual quality or character of the project corridor and 
surrounding area. In many locations along the project segment of SR-55, visual quality is anticipated 
to improve from the implementation of design features that consist of undergrounding existing 
overhead utility lines. Further, the final design of any new retaining walls and sound walls to be 
constructed as part of the project would feature architectural treatments and features to minimize the 
loss of, and improve the visual quality on, the project segment of SR-55. Additionally, a Landscape 
Plan will be prepared by a landscape architect and implemented to address landscape treatment within 
the State right-of-way along the project segment of SR-55. 
 
 
4.3.2.1 Alternative 1 
Alternative 1 would require the full acquisition of four vacant parcels in the City of Santa Ana that 
are currently zoned for commercial and industrial uses and the partial acquisition of a commercial 
parcel in the City of Santa Ana, resulting in the displacement of one business: Rockin’ Jump (an 
indoor trampoline facility).1 Because this is a relatively new business to the area (Rockin’ Jump is 
anticipated to open to the public in September 2015) and its services are likely to be marketed to the 
broader region rather than simply the adjacent communities, its relocation is not anticipated to result 
in any damage or disruption to the social fabric of the communities in which it is located. 
Alternative 1 would also require the partial acquisition of five parcels along northbound SR-55 
between Dyer Road and Edinger Avenue and one parcel along southbound SR-55 between Edinger 
Avenue and McFadden Avenue in the City of Santa Ana; however, none of these partial acquisitions 
would result in business displacements. 
 
Alternative 1 would not divide any existing communities by creating a barrier to traffic movements, 
but would result in the displacement of one business; however, the relocation of this business would 
not impact the cohesion of the community in which it is located and, with relocation assistance, 
operations at the displaced business would be minimized. Further, with implementation of the design 
features described in the Visual Impact Assessment, Alternative 1 would not deteriorate the existing 
visual character of the project corridor and surrounding area. Thus, permanent impacts to community 
character and cohesion under Alternative 1 would be minimal. 
 
 

                                                      
1  This partial acquisition would result in the demolition of a commercial building that is currently occupied 

by Rockin’ Jump. Other existing buildings on the parcel would not be acquired. 
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4.3.2.2 Alternative 2 
Alternative 2 would require property acquisitions similar to those that would be required for 
Alternative 1. Therefore, Alternative 2 would also result in one business displacement. Alternative 2 
would also require the realignment of Cowan Street in the City of Irvine for its entire stretch along the 
freeway to accommodate widening of SR-55, which would require the partial acquisition of nine 
commercial properties in the City of Irvine; however, none of the partial acquisitions would result in 
business displacements. Similar to Alternative 1, with relocation assistance and the implementation of 
the design features described in the Visual Impact Assessment, Alternative 2 would not impact 
community cohesion or deteriorate the existing visual character of the project corridor and 
surrounding area. Thus, permanent impacts to community character and cohesion under Alternative 2 
would be minimal. 
 
 
4.3.2.3 Alternative 3 
Under Alternative 3, direct access from the McFadden Avenue on-ramp to northbound SR-55 and 
southbound I-5 would be eliminated. As a result, motorists in the vicinity of the McFadden Avenue 
on-ramp intending to travel to northbound SR-55 would mainly use Newport Avenue and Red Hill 
Avenue to enter northbound I-5 before connecting to northbound SR-55, while some motorists would 
use the Edinger Avenue and Dyer Road on-ramps to access northbound SR-55. Most of the motorists 
in the vicinity of the McFadden Avenue on-ramp intending to travel to southbound I-5 would enter 
southbound I-5 from the Red Hill Avenue on-ramp. Although Alternative 3 would require some 
motorists to follow a different travel path to access northbound SR-55 and southbound I-5 and would 
result in minor travel delays for some motorists, it would not create a barrier to traffic movements in 
the study area because motorists would still be able to access northbound SR-55 and southbound I-5 
via other nearby interchanges. 
 
In addition to those property acquisitions required for Alternative 1, Alternative 3 would require the 
full acquisition of three parcels along southbound SR-55 just north of the Warner Avenue 
overcrossing as well as a single parcel along northbound SR-55 just south of the Warner Avenue 
overcrossing. Alternative 3 would result in the displacement of the same business as Alternatives 1 
and 2 (Rockin’ Jump), but would also displace two other businesses: Western Exterminator Company 
(a termite and pest control company) and Above & Beyond Inc. (a company that manufactures 
outdoor advertising products). Because none of these companies provide specialized services that are 
likely to be marketed to the broader region rather than simply the adjacent communities, and one of 
these businesses is relatively new to the area, their relocation is not anticipated to result in any 
damage or disruption to the social fabric of the communities in which they are located. 
 
Similar to Alternative 2, Alternative 3 would also require the partial acquisition of nine commercial 
parcels along northbound SR-55 between Main Street and MacArthur Boulevard; however, unlike 
Alternative 2, Alternative 3 would also require the partial acquisition of two additional parcels along 
northbound SR-55 between MacArthur Boulevard and Dyer Road, three additional parcels along 
northbound SR-55 between Dyer Road and Edinger Avenue, and six parcels along southbound SR-55 
between Dyer Road and Edinger Avenue. None of these partial acquisitions would result in business 
displacements. 
 
In summary, with relocation assistance and the implementation of the design features described in the 
Visual Impact Assessment, Alternative 3 would not impact community cohesion or deteriorate the 
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existing visual character of the project corridor and surrounding area. Thus, permanent impacts to 
community character and cohesion under Alternative 3 would be minimal. 
 
 
4.3.2.4 Alternative 4 
Similar to Alternative 3, direct access from the McFadden Avenue on-ramp to northbound SR-55 and 
southbound I-5 would be eliminated under Alternative 4. As described above, although Alternative 4 
would require some motorists to follow a different travel path to access northbound SR-55 and 
southbound I-5 and would result in minor travel delays for some motorists, it would not create a 
barrier to traffic movements in the study area because motorists would still be able to access 
northbound SR-55 and southbound I-5 via other nearby interchanges. 
 
Alternative 4 would require similar ROW acquisitions as those required under Alternative 3. Similar 
to Alternative 3, Alternative 4 would also lead to the displacement of three businesses (Rockin’ Jump, 
Western Exterminator Company, and Above & Beyond Inc.). As described above, none of these 
businesses is likely to rely on the adjacent community for its clientele and one business is new to the 
area; therefore, their relocation is not anticipated to result in any damage or disruption to the social 
fabric of the communities in which they are located. 
 
In summary, with relocation assistance and the implementation of the design features described in the 
Visual Impact Assessment, Alternative 4 would not impact community cohesion or deteriorate the 
existing visual character of the project corridor and surrounding area. Thus, permanent impacts to 
community character and cohesion under Alternative 4 would be minimal. 
 
 
4.3.2.5 No Build Alternative 
No improvements to the existing SR-55 between Interstate 405 (I-405) and Interstate 5 (I-5) are 
proposed under the No Build Alternative other than routine maintenance; therefore, the No Build 
Alternative would not relieve existing traffic congestion on SR-55. Future increases in traffic 
congestion under the No Build Alternative would negatively affect community character in the Study 
Area and result in permanent impacts to community character and cohesion. 
 
 

4.4 ECONOMIC IMPACTS 

4.4.1 Temporary Impacts 

This section analyzes the temporary impacts related to the construction of the proposed project, 
including temporary impacts on businesses operating near the Project Area and the number of 
temporary jobs that would be created by construction of the proposed project.  
 
 
4.4.1.1 Alternatives 1, 2, 3, and 4 (Build Alternatives) 
Construction of the Build Alternatives may result in temporary road closures and detours that may 
temporarily limit access to local businesses that rely on pass-by traffic for clientele. With the 
exception of the gas stations, fast food restaurants, and lodging facilities in the vicinity of the Dyer 
Road/SR-55 interchange and the small cluster of retail stores along southbound SR-55 near 
McFadden Avenue, the majority of the businesses adjacent to the Project Area appear to be engaged 
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in manufacturing, storing, or distributing goods, or provide professional or specialty services, and do 
not appear to depend on pass-by traffic for clientele. Therefore, the majority of the businesses 
adjacent to the Project Area would not be affected by temporary road closures and detours during the 
construction of any of the Build Alternatives. 
 
During construction of the Build Alternatives, direct driveway access to the gas stations, fast food 
restaurants, and lodging facilities in the vicinity of the Dyer Road/SR-55 interchange, the small 
cluster of retail stores along southbound SR-55 near McFadden Avenue, and all other private 
properties would be maintained by the contractor, and parking stalls would remain available. Since 
the overnight road closures and detours would be short-term in nature (lasting fewer than 10 nights) 
and would occur during off-peak hours, the temporary economic impacts on businesses associated 
with these closures are anticipated to be limited. Because driveway access would be maintained at all 
times and detours would be available during closures, overnight deliveries to and from businesses, 
including industrial uses, in the vicinity of the Project Area would be accommodated with minimal 
delays. With implementation of the TMP and a comprehensive public outreach program that 
identifies closures and detours and distributes this information to the public, these impacts are not 
considered substantial. 
 
As described in Tables 4.1.1 through 4.1.4 and illustrated on Figures 4.1-1 through 4.1-4, the Build 
Alternatives would require TCEs on parcels adjacent to SR-55 in order to allow access for the 
construction of sound walls, retaining walls, and roadway widening. As shown in Table 4.1.1, 
Alternative 1 would require TCEs on 16 parcels that are developed for commercial or industrial uses. 
As shown in Table 4.1.2, Alternative 2 would require TCEs on 35 parcels that are developed for 
commercial or industrial uses. As shown in Table 4.1.3, Alternative 3 would require TCEs on 48 
parcels that are developed for commercial or industrial uses. As shown in Table 4.1.4, Alternative 4 
would require TCEs on 38 parcels that are developed for commercial or industrial uses. Since most of 
these TCEs generally consist of land that is currently being used for landscaping and parking lots, 
temporary economic impacts would be limited to parking impacts. Following completion of the 
project construction, landscaping or parking areas that were temporarily disturbed by construction 
activities would be returned to their property owners in the same or better condition as prior to 
construction. Owners of parcels where TCEs would be required would receive compensation for the 
temporary use of a portion of their property, which would further minimize economic impacts. As 
noted above, some TCEs will affect off-street parking on individual parcels. Refer to Section 4.4.2.2, 
Off-Street Parking, for discussion of the effects of the Build Alternatives on off-street parking.  
 
The Build Alternatives would also require TCEs on vacant parcels and parcels that host public utility 
and flood control facilities. Given the nature of such uses, the Build Alternatives would not result in 
temporary economic impacts related to TCEs on such parcels. The temporary impacts of the Build 
Alternatives on railroad operations within the LOSSAN rail corridor are described in Section 4.2.2. 
 
In addition, the TMP would minimize construction traffic delay impacts by providing signage, 
detours, and a public awareness program. Alternative 1 would require fewer TCEs than the other 
Build Alternatives and, thus, would result in less temporary impacts to businesses adjacent to SR-55 
than the other Build Alternatives. Alternatives 3 and 4 would require a greater number of TCEs than 
the other Build Alternatives and, thus, would result in the most temporary impacts on businesses 
adjacent to SR-55. 
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Construction employment has two components: direct and indirect. The direct effect is the number of 

construction jobs created to complete the project. The indirect effect is the additional employment and 

business activity that would be generated in the regional economy by the initial construction 

expenditure. 

 

Table 4.4.1 shows that construction of Alternative 3 would generate an estimated 946 direct and 946 

indirect jobs, for a total of 1,892 jobs, which would be more construction jobs than the other Build 

Alternatives. Alternative 1 would generate the least number of construction jobs out of all the Build 

Alternatives (an estimated 488 direct and 488 indirect jobs, or a total of 976 jobs). These construction 

jobs would generate temporary employment and revenues for both local and regional economies. 

 

Table 4.4.1: Estimated Construction Employment Under the 

Build Alternatives 

Estimated Project Costs1 

Estimated Employment Generated 

Direct Jobs2 Indirect Jobs2 Total Jobs 

Alternative 1 $75,128,000 488 488 976 

Alternative 2 $128,710,000 837 837 1,674 

Alternative 3 $145,466,000 946 946 1,892 

Alternative 4 $123,794,000 805 805 1,610 

Source: Draft Project Report to Authorize Public Release of the Draft Environmental 

Document on Route 55 Between 0.4 miles north of I-405 and 0.1 miles south of I-5 

(2015). 
1 Capital construction costs without right-of-way acquisition costs. 
2 Employment impacts vary over time. Based on the latest data provided by FHWA, 

$1 billion in investments supports approximately 13,000 construction jobs, with 

approximately 50 percent each for direct and indirect jobs. Available at: 

http://www.fhwa.dot.gov/policy/otps/pubs/impacts/index.htm. 

FHWA = Federal Highway Administration 

 

 

4.4.1.2 No Build Alternative 

No improvements to the SR-55 corridor are proposed under the No Build Alternative other than 

routine maintenance; therefore, this alternative would not result in any temporary impacts on 

businesses near the Project Area, nor would it generate construction employment or result in any 

other temporary economic impacts. 

 

 

4.4.2 Permanent Impacts 

4.4.2.1 Tax Revenues 

Property Taxes. When privately owned properties are converted to public uses, they are removed 

from the local property tax assessment roll, which results in property tax revenue losses to local 

taxing agencies. This analysis provides an estimate of the potential annual property tax revenue losses 

to the affected cities as a result of the property acquisitions that would occur under the Build 

Alternatives. 

 

 

Alternatives 1 and 2. Alternatives 1 and 2 would both require the full acquisition of four 

nonresidential parcels in the City of Santa Ana, which would result in $24,144 in property tax 
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revenue losses for local taxing agencies as these parcels would be removed from the property tax 

assessment roll. As shown in Table 4.4.2, full parcel acquisitions under Alternatives 1 and 2 

would result in the loss of an estimated $4,587 in annual property tax revenue to the City of Santa 

Ana, which is approximately 0.01 percent of the City of Santa Ana’s total annual property tax 

revenue. The County, the Santa Ana and Tustin Unified School Districts, and other local taxing 

agencies that receive a share of the $24,144 in property taxes from these parcels would also be 

affected. Partial acquisitions in the Cities of Tustin and Santa Ana would result in additional 

minor reductions in the local property tax assessment roll, further decreasing property tax 

collections. 

 

Table 4.4.2: Estimated Annual Property Tax Loss to the City of Santa Ana Due to Full 

Acquisitions  

Build Alternative Property Tax Loss1 
Percent of Total Annual Property 

Tax Revenue Loss 

Total Annual City Property 

Tax Revenue2 

Alternative 1 $4,587 0.01% $41,943,229 

Alternative 2 $4,587 0.01% $41,943,229 

Alternative 3 $11,873 0.03% $41,943,229 

Alternative 4 $11,873 0.03% $41,943,229 
1 Based on the 1% basic levy rate shown on the Fiscal Year 2014/2015 secured tax bills for those parcels that would be 

fully acquired. Assumes that the City of Santa Ana receives 19% of the basic property tax levy collected within its 

incorporated area. 
2 Orange County Tax Collector, Summary of Secured Tax Charges and Collection from all Tax Rate Areas, Fiscal Year 

2014/2015. 

 

 

Alternatives 3 and 4. Alternatives 3 and 4 would both require the full acquisition of eight 

nonresidential parcels, including two city-owned parcels, in the City of Santa Ana. Although the 

city-owned parcels are exempt from property taxes, the conversion of the other six parcels to 

public ROW would result in $62,489 in property tax revenue losses for local taxing agencies. As 

shown in Table 4.4.2, full parcel acquisitions under Alternatives 3 and 4 would result in the loss 

of an estimated $11,873 in annual property tax revenue to the City of Santa Ana, which is 

approximately 0.03 percent of the City of Santa Ana’s total annual property tax revenue. The 

County, the Santa Ana and Tustin Unified School Districts, and other local taxing agencies that 

receive a share of the $62,489 in property tax from these parcels would also be affected. Partial 

acquisitions in the Cities of Tustin, Santa Ana, and Irvine would result in additional minor 

reductions in the local property tax assessment roll, further decreasing property tax collections. 

 

 

No Build Alternative. The No Build Alternative would not result in property acquisitions; 

therefore, the No Build Alternative would not result in property tax revenue losses. 

 

 

Sales Taxes. When businesses that generate sales tax receipts no longer operate within a local 

jurisdiction, the jurisdiction loses sales tax revenue. This analysis provides an estimate of the 

potential annual sales tax revenue losses to the affected cities and the County as a result of the 

business displacements that would occur under the Build Alternatives. 
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The full acquisitions associated with the respective Build Alternatives would result in the 
displacement of a number of sales-tax-generating businesses. As discussed in the Draft Relocation 

Impact Statement (2015), which is included as Appendix A to this CIA, there are 394 office units, 127 
retail units, and 183 industrial units for sale and lease in the affected cities that could serve as 
replacement properties for these displaced businesses. Therefore, it appears there is an adequate 
supply of replacement properties available to relocate the displaced businesses within the affected 
cities. In the event that all businesses displaced by the project relocate within the same city as their 
previous location, there would be no net loss of sales tax revenue to that city. However, relocation 
outside a particular city would result in a net loss of sales tax revenue to the city the business is 
leaving. Due to privacy laws, the State Board of Equalization does not disclose sales tax revenues 
generated by individual businesses; therefore, the potential loss in sales tax revenue was estimated 
based upon the average sales tax per business for each of the affected cities. The potential annual 
sales tax revenue losses to the City of Santa Ana, the County, and OCTA resulting from the loss of 
businesses under each of the Build Alternatives are shown in Table 4.4.3. 
 

Table 4.4.3: Potential Annual Sales Tax Revenue Losses Related to Business Displacements 

in the City of Santa Ana 

Jurisdiction 

Tax 

Rate Taxable Sales 

Total Sales 

Tax 

Revenue 

Business 

Permits 

Average Sales 

Tax/Business 

Sales Tax Loss 

Alt 

11 

Alt 

21 

Alt 

32 

Alt 

42 

City of Santa Ana 0.75% $3,655,025,000 $27,412,688 6,745 $4,064 $4,064 $4,064 $12,192 $12,192 

Orange County 
Transportation 
Fund 

0.25% — $9,137,563 — $1,355 $1,355 $1,355 $4,0643 $4,0643 

OCTA (Measure 
M) 

0.50% — $18,275,125 — $2,709 $2,709 $2,709 $8,1283 $8,1283 

Source: Taxable Sales in California (Sales and Use Tax) During 2013. Available at: http://www.boe.ca.gov/news/2013/
ts_a13_rpt.pdf, accessed September 3, 2015. 
1 Assumes displacement of one sales tax-generating business. 
2 Assumes displacement of three sales tax-generating businesses. 
3 Represents the maximum sales tax loss that could occur if displaced businesses were relocated outside of Orange 

County. 
Alt = Alternative 
OCTA = Orange County Transportation Authority 

 
 

Alternatives 1 and 2. Alternatives 1 and 2 would not result in business displacements in the 
Cities of Irvine and Tustin, but would result in one business displacement in the City of Santa 
Ana. As shown in Table 4.4.3, if the business to be potentially displaced under Alternatives 1 and 
2 was relocated outside the City of Santa Ana, the potential sales tax loss for the City of Santa 
Ana would be an estimated $4,064 per year. As discussed in the Draft Relocation Impact 

Statement, there is an adequate supply of replacement properties available in the affected cities to 
relocate businesses displaced by the Build Alternatives. Therefore, it is anticipated that the 
displaced business would be relocated within Orange County. Under this scenario, there would be 
no loss of OCTA Measure M funding or any loss of sales tax revenue to the Orange County 
Transportation Fund. Nevertheless, Table 4.4.3 shows the estimated maximum annual sales tax 
loss if this displaced business were relocated outside of Orange County. 
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Alternatives 3 and 4. Similar to Alternatives 1 and 2, Alternatives 3 and 4 would not result in 
business displacements in the Cities of Irvine and Tustin; however, Alternatives 3 and 4 would 
result in three business displacements in the City of Santa Ana. Alternatives 3 and 4 would result 
in the same displacement impacts. As shown in Table 4.4.3, if all three of the businesses to be 
potentially displaced under Alternatives 3 and 4 were relocated outside the City of Santa Ana, the 
potential sales tax loss for the City of Santa Ana would be an estimated $12,192 per year. As 
discussed above, it is anticipated that all three of these displaced businesses would be relocated 
within Orange County. Table 4.4.3 shows the estimated maximum annual sales tax loss if the 
three businesses displaced by Alternatives 3 and 4 were relocated outside of Orange County. 
 
 
No Build Alternative. The No Build Alternative would not result in business displacements; 
therefore, the No Build Alternative would not result in sales tax losses. 

 
 
4.4.2.2 Off-Street Parking 
Temporary Impacts. As discussed earlier, the Build Alternatives would require TCEs to allow 
access for the construction of sound walls, retaining walls, and roadway widening. Because most of 
these TCEs generally consist of land that is currently being used for landscaping and/or parking, 
temporary economic impacts would be limited to parking impacts. Where TCEs would be required on 
parking lots adjacent to SR-55, either alternative parking would be provided or parking lots would be 
temporarily or permanently reconfigured to accommodate impacted businesses. Table 4.4.4 provides 
information about the parcels that would require temporary parking lot reconfigurations, including the 
names of the businesses operating on those parcels and the approximate number of parking stalls that 
would be temporarily reconfigured. Following completion of the project, any off-street parking areas 
that are temporarily disturbed by construction activities would be returned to their property owners in 
the same or better condition as prior to construction. Owners of parcels where TCEs would be 
required would receive compensation for the temporary use of a portion of their property, which 
would further minimize the impacts related to the use of property for TCEs. 
 
 
Permanent Impacts. Parking stalls used by businesses adjacent to SR-55 would be directly and 
indirectly impacted during and after the widening of SR-55. In order to minimize the off-street 
parking impacts to the affected businesses, the construction of all required parking stall and driveway 
reconfigurations would be completed prior to the start of the construction of the SR-55 improvements. 
Parking stall reconfiguration would occur in phases on some properties to minimize parking impacts. 
The permanent off-street parking impacts of the Build Alternatives were analyzed in the Off-Street 

Parking Study (2014) prepared for the project, which is included as Appendix B to this CIA. 
Information included in the Off-Street Parking Study is summarized below. 
 
Table 4.4.5 provides information about the parcels that would require parking lot reconfigurations 
under each of the Build Alternatives, including the existing and proposed number of parking stalls as 
well as the number of parking stalls required by the applicable municipal parking regulations. 
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Table 4.4.4: Temporary Off-Street Parking Impacts Under the Build Alternatives 

APN Address Business Name(s) 

Existing Land 

Use 

Temporarily 

Reconfigured 

Parking Stalls 

Build Alternatives 

Alt 1 Alt 2 Alt 3 Alt 4 

402-101-07 1535 Trotter St. 
Santa Ana, CA 92705 

Freeway Honda Commercial 2 � � � � 

402-101-39 1505 Auto Mall Dr. 
Santa Ana, CA 92705 

Freeway Honda Commercial 6 � � � � 

430-031-09 1717 E. Dyer Rd. 
Santa Ana, CA 92705 

Motel 6 Commercial 8 � � � � 

430-112-12 1063 McGaw Ave. 
Irvine, CA 92614 

A-Mark Precious Metals, Collateral Finance 
Corporation, H.R. Harmer, Spectrum Group 
International, Spectrum Numismatics International, 
Spectrum Wine Auctions, Stack’s Bowers, Teletrade 

Commercial 5   � � 

430-171-07 1740 E. Garry Ave. 
Santa Ana, CA 92705 

Advanced Plant Engineering Contractors, American 
Senior Living, Borazzi International, California MHP 
Management, Carson & Company, CHC Consulting, 
Cocojojo, Creative Integrated Systems, Creative 
Transportation, Diamond Roofing, Drink Pass, EFC 
Foundation, Elite Nursing Services, Energy Data 
Surveys Vinyl Windows, Gina Skin Care, Global Life 
Center, Gracorp, Hartley & Associates, HEC 
Services, Integrated Technology Systems, JTL Design 
Engineering, Kelsurveys, Inc., Lamaison 
Construction, Motion Analysis, OBM Global 
Technology, Powers Marketing Group, PMG/Zoom 
Western/SMD, Precision Payroll, Quality 
Professionals, Quick Processing – Bamma USA, 
Readwrite Solutions, Raybit Systems, RK Solutions, 
Rotary Lift, RVM Engineering, Safe Realty Property 
Management, Sandwich Express, Secret Garden, 
SEOP, Inc., Shoshin USA, SIG Technologies, South 
District Patrol, Southwest Express, SWC, Title XI 

Commercial 35   � � 

Alt = Alternative 
APN = Assessor’s Parcel Number 
Ave. = Avenue 
E. = East 

N/A = Not applicable 
Rd. = Road 
S. = South 
St. = Street 
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Table 4.4.5: Permanent Off-Street Parking Impacts Under the Build Alternatives 

APN Address Business Name(s) 

Existing 

Land Use 

Parking Stalls Build Alternatives 

Existing Required Proposed Diff. Alt 1 Alt 2 Alt 3 Alt 4 

402-101-07 2101 E. Edinger Ave., 
Santa Ana, CA 92705 

Freeway Honda Commercial 421 325 413 -8 � � � � 
402-101-39 

402-101-45 
402-111-24 1411 Village Way, Santa 

Ana, CA 92705 
Advanced Office Services, The Baseball 
Academy, Calumet Photographic, CubeKing, 
Enterprise Fleet Services, Liquid Handling, 
Monkeysports, Motorvac Technologies, Roger 
Dunn Golf Shop, Sender One Climbing, The 
Wine Club, Worldwide Golf Enterprises, 
Rockin’ Jump  

Commercial 625 813 649 +24 � � � � 

403-041-07 1969 S. Ritchey St., 
Santa Ana, CA 92705 

Advanced Plant Engineering Contractors, 
American Senior Living, Borazzi 
International, California MHP Management, 
Carson & Company, CHC Consulting, 
Cocojojo, Creative Integrated Systems, 
Creative Transportation, Diamond Roofing, 
Drink Pass, EFC Foundation, Elite Nursing 
Services, Energy Data Surveys Vinyl 
Windows, Gina Skin Care, Global Life Center, 
Gracorp, Hartley & Associates, HEC Services, 
Integrated Technology Systems, JTL Design 
Engineering, Kelsurveys, Inc., Lamaison 
Construction, Motion Analysis, OBM Global 
Technology, Powers Marketing Group, 
PMG/Zoom Western/SMD, Precision Payroll, 
Quality Professionals, Quick Processing – 
Bamma USA, Readwrite Solutions, Raybit 
Systems, RK Solutions, Rotary Lift, RVM 
Engineering, Safe Realty Property 
Management, Sandwich Express, Secret 
Garden, SEOP, Inc., Shoshin USA, SIG 
Technologies, South District Patrol, Southwest 
Express, SWC, Title XI 

Industrial 118 122 118 0   � � 

403-041-08 2061 S. Ritchey St., 
Santa Ana, CA 92705 

O’Neil Storage Industrial 12 3 12 0   � � 



    
O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5O C T O B E R  2 0 1 5     

C OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S SC OMMU N I T Y  I M P A C T  A S S E S S M E N TE S S M E N TE S S M E N TE S S M E N T
S RS RS RS R ---- 5555 5  I M P R O V E M E N T  P R O J E C5  I M P R O V E M E N T  P R O J E C5  I M P R O V E M E N T  P R O J E C5  I M P R O V E M E N T  P R O J E C T  B E T W E E N  IT  B E T W E E N  IT  B E T W E E N  IT  B E T W E E N  I ---- 4 0 5  A N D  I4 0 5  A N D  I4 0 5  A N D  I4 0 5  A N D  I ---- 5555

    

P:\HDR1102\230.70 Community Impact Relocation Impact\CIA October 2015 CLEAN 11-3-15.doc «11/03/15» 4-87 

Table 4.4.5: Permanent Off-Street Parking Impacts Under the Build Alternatives 

APN Address Business Name(s) 

Existing 

Land Use 

Parking Stalls Build Alternatives 

Existing Required Proposed Diff. Alt 1 Alt 2 Alt 3 Alt 4 

427-262-06 17781 Cowan, Irvine, 
CA 92614 

ALG, Alzheimer’s Association of Orange 
County, AnnexCore Marketing Agency, 
Caliber Collision Centers, Chrome Data, 
EnviroPacifica, Gradient Engineers, Home 
Buyer’s Guide, Leighton, Terratest Labs, Vista 
Gardens Memory Care 

Commercial 218 262 223 +5  � �  

427-282-14 17952 Cowan, Irvine, 
CA 92614 

Assemblies of God Commercial 89 126 94 +5  � �  
427-282-15 
430-012-04 2350 Pullman St., Santa 

Ana, CA 92705 
Sweet Life Enterprises Industrial 66 80 89 +23   � � 

430-031-09 1717 E. Dyer Rd., Santa 
Ana, CA 92705 

Motel 6 Commercial 177 190 187 +10 � � � � 

430-115-01 1021 Duryea Ave., 
Irvine, CA 92614 

Cabinets Plus Industrial 46 44 46 0   �  

430-241-07 1100 Valencia Ave., 
Tustin, CA 92780 

RICOH Industrial 643 582 631 -12   � � 

Source: Off-Street Parking Study (2014). 
Alt = Alternative 
APN = Assessor’s Parcel Number 
Ave. = Avenue 
E. = East 
N/A = Not applicable. 
Rd. = Road 
S. = South 
St. = Street 
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Alternative 1. As shown in Table 4.4.5, Alternative 1 would require parking lot reconfigurations 
at three properties in the City of Santa Ana. Similar to Alternative 2, Alternative 1 would result in 
the permanent loss of 8 parking stalls. These parking impacts are described in further detail 
below. 
 
Alternative 1 would require the relocation of the driveway to APN 402-101-45 in the City of 
Santa Ana from westbound Edinger Avenue and the loss of 10 parking stalls on APNs 402-
101-07, 402-101-39, and 402-101-45 in order to accommodate the widening of southbound 
SR-55 just north of the Edinger Avenue undercrossing. Although the parking lot for these parcels 
could be reconfigured by realigning the driveway entrance and creating replacement parking on a 
portion of APN 402-101-45 that is currently being used for landscaping, Alternative 1 would 
result in a net loss of 8 parking stalls on these properties. As shown in Table 4.4.5, even with the 
loss of 8 parking stalls under the project, these properties would still comply with the City of 
Santa Ana’s off-street parking requirements. The 8 parking stalls that would be lost under 
Alternative 1 are used to store inventory (new vehicles for sale). Since these parking stalls 
represent approximately 2 percent of the overall sales inventory on these parcels, such parking 
losses would not substantively diminish the ability of the car dealership operating on these parcels 
to display and sell inventory and would not adversely affect business operations. As described in 
Measure CI-6, provided later in Chapter 5.0, Avoidance, Minimization, and/or Mitigation 
Measures, every effort would be made during final design to minimize or avoid the loss of 
parking stalls on these parcels. OCTA would work with the affected property owner to redesign 
and reconfigure their parking areas to recoup some or all of the lost parking stalls, if feasible, 
within existing municipal codes for setbacks, landscaping, and other site requirements. However, 
as described in Measure CI-6, if the project still results in the loss of parking stalls on these 
parcels, the affected property would be compensated by OCTA for any parking losses incurred as 
a result of the project in compliance with the Uniform Act. 
 
Alternative 1 would reconfigure the McFadden Avenue on-ramp to southbound SR-55, which 
would encroach into the parking lot circulation area and result in the loss of 4 parking stalls at 
APN 402-111-24 in the City of Santa Ana. In its current configuration, APN 402-111-24 does not 
comply with the City of Santa Ana’s off-street parking requirements. A docking station at the 
northeast corner of the property would also become inaccessible. To maintain circulation, a 
planter would be relocated and 4 parking stalls at the northeast corner of the property would need 
to be removed. Alternative 1 would require the acquisition and demolition of a building occupied 
by a business (Rockin’ Jump) on this property. Since the demolition of this building would 
provide adequate space to allow for the provision of 28 parking stalls on the northeast corner of 
the property, Alternative 1 would result in a net gain of 24 parking stalls at APN 402-111-24. 
Given that the Off-Street Parking Study identified that an average of 47 percent (or approximately 
294) of the parking stalls remain unoccupied during peak usage times, the project is not 
anticipated to result in parking shortages that would disrupt business operations on APN 402-
111-24. 
 
Alternative 1 would add an exclusive lane along westbound Dyer Road onto northbound SR-55, 
which would result in the loss of 13 parking stalls adjacent to westbound Dyer Road on APN 
430-031-09. In its current configuration, APN 430-031-09 does not comply with the City of Santa 
Ana’s off-street parking requirements. Since the parking lot could be reconfigured to provide 21 
replacement parking stalls on the western portion of the property and 2 replacement parking stalls 
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on the northern portion of the property, which are currently being used for landscaping, 
Alternative 1 would result in a net gain of 10 parking stalls at the property. As shown in Table 
4.4.5, even after gaining 10 parking stalls, APN 430-031-09 would still fail to comply with the 
City of Santa Ana’s off-street parking requirements following the completion of the project. 
However, as described in Chapter 5.0, parking variances would be obtained for any properties 
where the project would reduce the number of parking stalls below municipal off-street parking 
requirements. Given that the Off-Street Parking Study identified that an average of 60 percent (or 
approximately 102) of the parking stalls remain unoccupied during peak usage times, the project 
is not anticipated to result in parking shortages that would disrupt business operations on APN 
430-031-09. 
 
 
Alternative 2. As shown in Table 4.4.5, Alternative 2 would result in the same permanent off-
street parking impacts as Alternative 1; however, Alternative 2 would also require parking lot 
reconfigurations at two properties in the City of Irvine. These parking impacts are described in 
further detail below. Similar to Alternative 1, Alternative 2 would result in the permanent loss of 
8 parking stalls on APNs 402-101-07, 402-101-39, and 402-101-45.   
 
Alternative 2 would reconfigure the MacArthur Boulevard off-ramp from northbound SR-55 and 
construct a retaining wall that would encroach into the existing parking area at APN 427-262-06, 
which currently does not comply with the City of Irvine’s off-street parking requirements. With 
the relocation and reconfiguration of the planter islands, parking stalls, and driveway on the 
western side of the property, Alternative 2 would result in a net gain of 5 parking stalls at the 
property. As shown in Table 4.4.5, even after gaining 5 parking stalls under the project, APN 
427-262-06 would still fail to comply with the City of Irvine’s off-street parking requirements. 
However, as described in Chapter 5.0, parking variances would be obtained for any properties 
where the project would reduce the number of parking stalls below municipal off-street parking 
requirements. Given that the Off-Street Parking Study identified that an average of 20 percent (or 
approximately 44) of the parking stalls remain unoccupied during peak usage times, the project is 
not anticipated to result in parking shortages that would disrupt business operations on APN 427-
262-06. 
 
Alternative 2 would also widen the northbound SR-55 mainline between I-405 and MacArthur 
Boulevard and construct a retaining wall that would encroach into the existing parking area at 
APNs 427-282-14 and 427-282-15 in the City of Irvine. In its current configuration, APNs 427-
282-14 and 427-282-15 do not comply with the City of Irvine’s off-street parking requirements. 
With the relocation and reconfiguration of the planter islands, parking stalls, and driveway on the 
northern side of the property, Alternative 2 would result in a net gain of 5 parking stalls at APNs 
427-282-14 and 427-282-15. As shown in Table 4.4.5, even after gaining 5 parking stalls, APNs 
427-282-14 and 427-282-15 would still fail to comply with the City of Irvine’s off-street parking 
requirements following the completion of the project. However, as described in Chapter 5.0, 
parking variances would be obtained for any properties where the project would reduce the 
number of parking stalls below municipal off-street parking requirements. Given that the Off-

Street Parking Study identified that an average of 40 percent (or approximately 36) of the parking 
stalls remain unoccupied during peak usage times, the project is not anticipated to result in 
parking shortages that would disrupt business operations on APNs 427-282-14 and 427-282-15. 
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Alternative 3. As shown in Table 4.4.5, Alternative 3 would result in the same permanent off-
street parking impacts as Alternative 2; however, Alternative 3 would also require parking lot 
reconfigurations at one property in the City of Irvine, one property in the City of Tustin, and three 
properties in the City of Santa Ana. Alternative 3 would result in the permanent loss of 20 
parking stalls, which is greater than Alternatives 1 and 2 but similar to Alternative 4. These 
parking impacts are described in further detail below. 
 
Alternative 3 would widen the northbound SR-55 mainline between MacArthur Boulevard and 
Dyer Road, which would encroach into the existing parking area at APN 430-115-01 in the City 
of Irvine. Since the existing aisle width in the parking lot exceeds the standard requirement, the 
same number of parking stalls can be maintained by shifting them a few feet to the east. As 
shown in Table 4.4.5, APN 430-115-01 would continue to comply with the City of Irvine’s off-
street parking requirements following the completion of the project. 
 
Alternative 3 would also widen the northbound SR-55 mainline between Dyer Road and Edinger 
Avenue, which would encroach into the existing parking area at APN 430-241-07 in the City of 
Tustin. With the relocation and reconfiguration of the planter islands, parking stalls, and driveway 
on the western side of the property, Alternative 3 would result in a net loss of 12 parking stalls at 
APN 430-241-07. As shown in Table 4.4.5, even with the loss of 12 parking stalls, APN 430-241-
07 would still comply with the City of Tustin’s off-street parking requirements following the 
completion of the project. The 12 parking stalls on APN 430-241-07 that would be lost under 
Alternative 3 are used for employee parking. Given that the Off-Street Parking Study identified an 
average of 7 percent (or approximately 45) of the parking stalls on this parcel that remain 
unoccupied during peak usage times, the project is not anticipated to result in parking shortages 
that would substantively disrupt business operations on APN 430-241-07. As described in 
Measure CI-6, every effort would be made during final design to minimize or avoid the loss of 
parking stalls on this parcel. OCTA would work with the affected property owner to redesign and 
reconfigure their parking areas to recoup some or all of the lost parking stalls, if feasible, within 
existing municipal codes for setbacks, landscaping, and other site requirements. However, as 
described in Measure CI-6, if the project still results in the loss of parking stalls on this parcel, the 
affected property would be compensated by OCTA for any parking losses incurred as a result of 
the project in compliance with the Uniform Act. 
 
In addition, Alternative 3 would widen the southbound SR-55 mainline between Dyer Road and 
Edinger Avenue, which would encroach into the existing parking area at APN 403-041-07 in the 
City of Santa Ana; however, the widening would not result in the loss of any designated parking 
stalls. Therefore, no parking reconfiguration would be required. As shown in Table 4.4.5, APN 
403-041-07 would continue to comply with the City of Santa Ana’s off-street parking 
requirements following the completion of the project. 
 
Widening the southbound SR-55 mainline between Dyer Road and Edinger Avenue would also 
encroach into the existing parking area at APN 403-041-08 in the City of Santa Ana. By shifting 
the parking stalls a few feet to the west, the same number of parking stalls can be maintained. As 
shown in Table 4.4.5, APN 403-041-08 would continue to comply with the City of Santa Ana’s 
off-street parking requirements following the completion of the project. 
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Widening of the northbound SR-55 mainline between Dyer Road and Edinger Avenue would also 
encroach into the existing parking area at APN 430-012-04 in the City of Santa Ana and result in 
the loss of 17 parking stalls adjacent to northbound SR-55. In its current configuration, APN 430-
012-04 does not comply with the City of Santa Ana’s off-street parking requirements. Since the 
parking lot could be reconfigured to provide 29 replacement parking stalls on the western portion 
of the property and 11 replacement parking stalls on the north side of the property on land that 
would be acquired for the project, Alternative 3 would result in a net gain of 23 parking stalls at 
APN 430-012-04. As shown in Table 4.4.5, after gaining 23 parking stalls, APN 430-012-04 
would comply with the City of Santa Ana’s off-street parking requirements following the 
completion of the project. 
 
 
Alternative 4. As shown in Table 4.4.5, Alternative 4 would result in the same permanent off-
street parking impacts as Alternative 3; however, Alternative 4 would not require parking lot 
reconfigurations at APNs 427-262-06, 427-282-14, 427-282-15, and 430-115-01. Alternative 4 
would result in the permanent loss of 20 parking stalls, which is greater than Alternatives 1 and 2 
but similar to Alternative 3.  
 
 
No Build Alternative. The No Build Alternative would not result in permanent off-street parking 
impacts. 

 
 

4.5 RELOCATIONS 

Relocations and displacement of residential and nonresidential uses can affect community character 
and cohesion. A full acquisition of a property is defined as an area within which occupants of 
residential and nonresidential units would be displaced by the project and would be expected to be 
relocated as part of a project. A partial acquisition is when a small area of a property is acquired, but 
full use of the property and structures (e.g., multifamily units) would remain. Generally, partial 
acquisitions consist of portions of a back, side, or front yard; landscaping; and/or parking. 
 
 

4.5.1 Alternative 1 

As shown on Figure 4.1-1 and in Table 4.1.1, Alternative 1 would result in the full acquisition of four 
vacant parcels adjacent to SR-55. Since all of these full acquisitions would be limited to vacant 
parcels, no business displacements would occur. Alternative 1 would also result in the partial 
acquisition of seven non-residential properties, one of which would result in the demolition of one 
occupied building,1 resulting in the displacement of one business (Rockin’ Jump).  
 
 

                                                      
1  Other existing buildings on this parcel would not be acquired. 
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4.5.2 Alternative 2 

As shown on Figure 4.1-2 and in Table 4.1.2, Alternative 2 would result in the full acquisition of the 
same four vacant parcels adjacent to SR-55 as Alternative 1. Therefore, similar to Alternative 1, no 
business displacements would occur. Alternative 2 would also result in the partial acquisition of 16 
non-residential properties. Similar to Alternative 1, Alternative 2 would result in the demolition of 
one occupied building,1 resulting in the displacement of one business (Rockin’ Jump).  
 
 

4.5.3 Alternative 3 

As shown on Figure 4.1-3 and in Table 4.1.3, Alternative 3 would result in the full acquisition of 
eight nonresidential parcels. Six of the eight parcels are currently vacant and, therefore, would not 
result in business displacements. The other two full parcel acquisitions under Alternative 3 would 
result in the displacement of two commercial businesses (Western Exterminator Company and Above 
& Beyond Inc.). Alternative 3 would also result in the partial acquisition of 30 non-residential 
properties. Similar to Alternatives 1 and 2, Alternative 3 would result in the demolition of one 
occupied building,2 resulting in the displacement of one business (Rockin’ Jump).  
 
 

4.5.4 Alternative 4 

As shown on Figure 4.1-4 and in Table 4.1.4, Alternative 4 would also result in the full acquisition of 
the same eight parcels as Alternative 3. In addition, Alternative 4 would also result in the partial 
acquisition of 21 non-residential properties. Similar to the other Build Alternatives, Alternative 4 
would result in the demolition of one occupied building, 3 resulting in the displacement of one 
business. Therefore, Alternative 4 would result in the same displacements as Alternative 3. 
 
 

4.5.5 Uniform Relocation Assistance and Real Property Acquisition Policies Act 

Implementation of the Uniform Act (Public Law 910646, 84 Statutes 1894) would reduce or eliminate 
the effects of the Build Alternatives related to property acquisition and relocations. The Uniform Act 
(Public Law 910646, 84 Statutes 1894) mandates that certain relocation services and payments be 
made available to eligible residents, businesses, and nonprofit organizations displaced by its projects. 
The Uniform Act provides for uniform and equitable treatment by federal or federally assisted 
programs of persons displaced from their homes, businesses, or farms, and establishes uniform and 
equitable land acquisition policies. 
 
Where acquisition and relocation are unavoidable, the provisions of the Uniform Act and the 1987 
Amendments, as implemented by the Uniform Relocation Assistance and Real Property Acquisition 
Regulations for Federal and Federally Assisted Programs adopted by the United States Department of 
Transportation (March 2, 1989), will be followed. An independent appraisal of the affected property 
will be obtained, and an offer for the full appraisal will be made. The Uniform Act requires that 

                                                      
1  Other existing buildings on this parcel would not be acquired. 
2  Ibid. 
3  Ibid. 
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comparable, decent, safe, and sanitary replacement housing that is within a person’s financial means 
be made available before that person may be displaced. In the event that such replacement housing is 
not available for persons displaced by the project within the statutory limits for replacement housing 
payments, last resort housing may be provided in a number of prescribed ways. 
 
 

4.5.6 No Build Alternative 

No improvements to the existing SR-55 are proposed under the No Build Alternative other than 
routine maintenance; therefore, it would not result in full acquisitions of properties and relocations. 
 
 

4.6 EMPLOYEE DISPLACEMENTS 

Full and partial acquisitions of nonresidential properties for the project would require relocation of 
employees and businesses to other locations. Information from the Draft Relocation Impact Statement 
was used to identify businesses requiring relocation under the Build Alternatives. The numbers of 
employees displaced as a result of full property acquisitions were estimated based on data from the 
California Employment Development Department Labor Market Info database. This database 
includes the names of businesses in all cities in California and the estimated number of employees at 
each business. The labor data presented in the Labor Market Info database is updated semiannually 
and comes from a variety of sources, including phone books, annual reports, business directories, 
public records data from county courthouse filings, the Securities and Exchange Commission, the 
Secretary of State Corporations Division data, listings for new business registrations, and utility 
hookups. Table 4.6.1 presents the estimated number of employee displacements by Build Alternative. 
 

Table 4.6.1: Estimated Employee Displacements Under the Build Alternatives 

Build 

Alternative 

Estimated Displaced 

Employees 
Percent Displaced Employees in 

the City of Santa Ana 

Total Employed Labor Force in 
the City of Santa Ana1 

Alternative 1 20 0.01% 153,900 
Alternative 2 20 0.01% 153,900 
Alternative 3 90 0.06% 153,900 

Alternative 4 90 0.06% 153,900 

Source 1: State of California Employment Development Department, California Labor Market Info database. Available at: 
http://www.labormarketinfo.edd.ca.gov/data/unemployment-and-labor-force.html#Tool, accessed July 2015. 
Source 2: Draft Relocation Impact Statement (2015).  
1 As of July 2015. 

 
 

4.6.1 Alternatives 1 and 2 

As shown in Table 4.1.1, Alternatives 1 and 2 would result in the displacement of one business in the 
City of Santa Ana. As shown in Table 4.6.1, Alternatives 1 and 2 would lead to the displacement of 
20 employees, which represents approximately 0.01 percent of the total number of employees in the 
City of Santa Ana’s employed labor force. 
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4.6.2 Alternatives 3 and 4 

Alternatives 3 and 4 would result in the displacement of three businesses in the City of Santa Ana. As 
shown in Table 4.6.1, Alternatives 3 and 4 would result in the displacement of approximately 90 
employees, which represents approximately 0.06 percent of the total number of employees in the City 
of Santa Ana’s employed labor force. 
 
Potential employee displacement impacts would be minimized if these displaced businesses are able 
to relocate within the affected cities. As discussed in the Draft Relocation Impact Statement, there are 
several locations available in the affected cities for relocation of the displaced businesses. Therefore, 
it is anticipated that businesses would be relocated near their current locations and employee 
displacements would be minimized. 
 
 

4.6.3 No Build Alternative 

No improvements to the SR-55 corridor are proposed under the No Build Alternative other than 
routine maintenance; therefore, this alternative would not result in employee displacements.  
 
 

4.7 COMMUNITY SERVICES AND FACILITIES IMPACTS  

4.7.1 Temporary Impacts 

4.7.1.1 Build Alternatives 1, 2, 3, and 4 (Build Alternatives) 
Emergency Services. During construction of the Build Alternatives, some impairment to the delivery 
of emergency services, including fire and police response times, may occur during overnight 
mainline, ramp, and arterial closures (see Section 4.3.1.1 for additional information regarding such 
closures). However, these temporary impacts would be substantially minimized through 
implementation of the TMP for the proposed project. 
 
 
Utilities. The Build Alternatives would affect various underground and overhead utilities, which 
would require protection in place, removal, replacement, or relocation. Utilities that have the potential 
to be affected during construction are listed by alternative in Table 4.7.1. An updated utility search 
would be conducted during final design to determine all utility conflicts that require protection in 
place or relocation. Completion of the utility work described in Table 4.7.1 may result in temporary 
utility service disruptions to some utility users in the vicinity of the Project Area; however, such 
disruptions would generally not exceed 3 hours. As described in Chapter 5.0, all utility relocations 
would be coordinated with the affected utility service providers and any affected utility users to be 
notified in advance of any utility service disruption consistent with the policies of the applicable 
utility provider. 
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Table 4.7.1: Potential Effects on Utilities During Project Construction 

Utility Provider  Description of Facility Project Effect (Relocation or Protection in Place) Alt 1 Alt 2 Alt 3 Alt 4 

City of Santa Ana 12" water line in 20" casing SR-55 crossing will be relocated (jack and bore) � � � � 

24" water line in 30" casing SR-55 crossing will be relocated (jack and bore) � � � � 

Pressure reducing facility Will be reconstructed west of SR-55 � � � � 

3 fire hydrants, 3 water service lines, 
3 fire service lines, and 5 valve cans 

Will be relocated along Pullman Street between Dyer Road and 
Warner Avenue 

  � � 

16" water line Will be relocated along Ritchey Street on the west side of SR-55   � � 

Irvine Ranch 
Water District 

8" VCP sewer Will be relocated along Cowan Street on the east side of SR-55 
between Main Street and MacArthur Boulevard, with a new 
manhole installed 

 � �  

5 fire hydrants, 6 water service lines, 
6 fire service lines, and 10 valve cans 

Will be relocated along Cowan Street on the east side of SR-55 
between Main Street and MacArthur Boulevard 

 � �  

Orange County 
Sanitation District 

Sewer manhole Will be removed from  NB SR-55 � � � � 

Sewer manhole Will install new manhole on the east side of NB SR-55 � � � � 

24" VCP sewer Casing for sewer line crossing will be extended east of SR-55 � � � � 

24" VCP sewer Casing for sewer line crossing will be extended west of SR-55 � � � � 

15" VCP sewer Will be relocated along west side of SB SR-55 � � � � 

15" VCP sewer Will be relocated along Ritchey Street on the west side of SR-55   � � 

Southern 
California Edison 

Overhead 66 kV electric transmission 
line 

Will be relocated to an underground line along Cowan Street on the 
east side of SR-55 between Main Street and MacArthur Boulevard 

� � � � 

Overhead 66 kV electric transmission 
line 

Will be relocated along the north side of MacArthur Boulevard on 
the east side of SR-55 

� � � � 

Overhead 66 kV electric transmission 
line 

Will be relocated with 4 steel poles and 2 wood poles along 
Pullman Street on the east side of SR-55 between MacArthur 
Boulevard and McGaw Avenue 

� � � � 

Overhead 66 kV electric transmission 
line 

Will be relocated to an underground line along Pullman Street on 
the east side of SR-55 between Garry Avenue and Carnegie Avenue 

� � � � 

Underground transmission lines Will be protected in place under NB SR-55 widening � � � � 

Overhead 66 kV electric transmission 
lines 

Will be relocated to an underground line along Pullman Street on 
the east side of SR-55 and Warner Avenue 

� � � � 

Overhead electric distribution line Will be relocated to an underground line at the corner of Pullman 
Street and Carnegie Avenue 

� � � � 

Overhead 66 kV electric transmission 
line 

Will be relocated along Ritchey Street on the west side of SR-55 
and then cross SR-55 and continue along the east side of NB SR-55 

� � � � 

Underground electric line Will be relocated along the west side of SB SR-55 � � � � 

Overhead electric line Will be relocated with 2 wood poles along the west side of SB 
SR-55 

� � � � 

Overhead 66 kV electric transmission 
line 

Will be relocated  � �  
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Table 4.7.1: Potential Effects on Utilities During Project Construction 

Utility Provider  Description of Facility Project Effect (Relocation or Protection in Place) Alt 1 Alt 2 Alt 3 Alt 4 

Overhead electric steel pole Will be relocated on the east side of SR-55  � �  

Overhead 66 kV electric transmission 
line 

Will be relocated with one wood pole along Cowan Street on the 
east side of SR-55 between Main Street and MacArthur Boulevard 

 � �  

Underground 12 kV electric 
distribution line 

Will be relocated along Cowan Street on the east side of SR-55 
between Main Street and MacArthur Boulevard 

 � �  

Manhole and transformer Will be relocated along Cowan Street on the east side of SR-55 
between Main Street and MacArthur Boulevard 

 � �  

Pole anchor Will be removed  � � � 

Wood pole Will be replaced with steel pole  � � � 

Pole anchor Will be removed   � � 

Wood pole Will be replaced with steel pole   � � 

Southern 
California Gas 
Company 

30" high-pressure gas main Casing for gas line crossing will be extended east of SR-55 � � � � 

4" gas line Will be relocated along Pullman Street on the east side of SR-55 
between Dyer Road and Warner Avenue 

� � � � 

30" high-pressure gas main Will be relocated along the west side of SB SR-55 � � � � 

2" gas line Will be relocated along Cowan Street on the east side of SR-55 
between Main Street and MacArthur Boulevard 

 � �  

3" gas line Will be relocated along Pullman Street on the east side of SR-55 
between McGaw Avenue and Duryea Avenue 

  � � 

30" high-pressure gas main Casing for gas line crossing will be extended west of SR-55  � � � 

Time Warner Telecom cables Will be relocated   � � 

AT&T 4" cable line Casing for cable line crossing will be extended west of SR-55 � � � � 

4" cable line Casing for cable line crossing will be extended east of SR-55 � � � � 

Cell tower Will be relocated on the east side of SR-55  � �  

Underground Conduits Will be relocated along Cowan Street on the east side of SR-55 
between Main Street and MacArthur Boulevard 

 � � � 

Source: TransSystems (September 2012). 
Alt = Alternative 
kV = kilovolt 
NB = northbound 
SB = southbound 
SR-55 = State Route 55 
VCP = vitrified clay pipe 
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Schools, Parks, and Other Community Facilities. During construction of the Build Alternatives, 
access to nearby schools, parks, and other community facilities would not be temporarily modified or 
otherwise affected as part of the proposed project. Although MacArthur Boulevard, McFadden 
Avenue, Sycamore Avenue, Red Hill Avenue, and Grand Avenue have been identified as potential 
detour routes for the overnight mainline, ramp, and arterial closures, those closures are expected to 
occur during overnight hours. Therefore, none of the schools, parks, and other community facilities 
located adjacent to these streets (Sandpointe Park, the McFadden-Pasadena Parkette, Hillview High 
School/Tustin Adult School, Jeane Thorman Elementary School, A.G. Currie Middle School, the 
Tustin Family and Youth Center, St. Cecilia School, and the Industrial Santa Ana Post Office) would 
be adversely affected by travel delays or increased noise levels because they would be closed or 
unused during overnight hours.  
 
Detours associated with the overnight ramp closures would result in minor temporary traffic increases 
on MacArthur Boulevard, McFadden Avenue, Sycamore Avenue, Red Hill Avenue, and Grand 
Avenue between 10:00 p.m. and 5:00 a.m. Because more than one preliminary detour route has been 
identified for all but one of the ramp closures (refer to proposed detour routes in Table 4.3.2), 
alternative detour routes would be available to help avoid travel delays and increased noise levels 
near schools, parks, and other community facilities. The final detour routes would be determined 
based on coordination with the affected cities. Flag persons and other traffic control measures would 
be implemented to address any safety or access issues related to schools, parks, or community 
facilities. 
 
Further, none of the Build Alternatives would result in any direct or indirect adverse visual/aesthetic, 
air quality, water quality, or noise effects on schools, parks, and other community facilities within the 
Study Area. As identified in Chapter 5.0, the TMP includes procedures for notifying affected local 
agencies and would be implemented to address circulation impacts during construction. 
 
 
Transportation, Transit, and Bike Trails. As described in Section 4.3.1.1, the Build Alternatives 
would require similar mainline and arterial closures; however, the number of ramp closures would 
vary. As shown in Table 4.3.2, Alternative 3 would require the greatest number of ramp closures (20), 
while Alternative 1 would require the least number of ramp closures (12). The potential detour routes 
that may be included in the proposed project’s TMP are anticipated to result in increased travel times 
ranging between approximately 1 and 12 minutes. Given that the closures required for the proposed 
project would be short term in nature (10 nights or fewer) or confined to the nighttime hours 
(10:00 p.m. to 5:00 a.m.), the increased travel times and distances would result in minimal adverse 
effects on the traveling public. 
 
All mainline, ramp, and arterial closures would occur  during the overnight hours between 10:00 p.m. 
and 5:00 a.m. Because none of the OCTA bus routes that utilize the SR-55 mainline within the 
Project Area (Routes 213, 464, and 794) operate between 10:00 p.m. and 5:00 a.m., service on these 
routes would not be affected by the overnight mainline closures required under the Build Alternatives. 
Temporary overnight closures of the Dyer Road and Edinger Avenue undercrossings would adversely 
affect bus service on OCTA Routes 59 and 70, respectively. During such closures, these bus routes 
would have to be temporarily rerouted, which would result in travel delays for transit patrons. The 
TMP would address this issue and provide temporary detour routes for these bus routes. OCTA bus 
routes on Main Street (Routes 53 and 86), McFadden Avenue (Route 66), Newport Avenue (Routes 
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66 and 71), Red Hill Avenue (Route 71), and Warner Avenue (Route 72) would remain unaffected by 
the Build Alternatives as none of these arterials would be subject to closures or lane restrictions. 
 
Construction of the Build Alternatives would not temporarily modify or otherwise affect access to 
any of the bike trails in the Study Area. 
 
 
4.7.1.2 No Build Alternative 
No improvements to SR-55 are proposed under the No Build Alternative other than routine 
maintenance; therefore, it would not result in any temporary adverse effects on community services 
and facilities, including the delivery of emergency services; utilities; schools, parks, and other 
community facilities; and transportation, transit, and bike trails. 
 
 

4.7.2 Permanent Impacts 

4.7.2.1 Build Alternatives 1, 2, 3, and 4 (Build Alternatives) 
Emergency Services. As required by Caltrans and the respective standards of the affected cities, 
emergency access would be maintained or provided as part of the project design. The improvements 
to the SR-55 mainline under all four Build Alternatives would reduce traffic congestion and result in 
decreased travel times on SR-55 between I-5 and I-405. These improvements in traffic flow are likely 
to improve emergency response times within the Study Area. Therefore, none of the Build 
Alternatives would result in adverse effects on the delivery of emergency services. 
 
 
Utilities. Any relocation of utilities as a result of the Build Alternatives would occur during the final 
design or construction phase. All existing services would be permanently maintained. Due to its 
nature, the proposed project would not increase the need for domestic water services, wastewater 
facilities, or solid waste disposal. Therefore, none of the Build Alternatives would result in permanent 
adverse effects on utilities. 
 
 
Schools, Parks, and Other Community Facilities. No schools, parks, or other community facilities 
would be acquired or otherwise affected by the Build Alternatives. 
 
 
Transportation, Transit, and Bike Trails. Improvements to the SR-55 mainline under all four Build 
Alternatives would reduce traffic congestion and result in reduced travel delays for motorists 
traveling on SR-55 between I-5 and I-405. These improvements in traffic flow would also benefit 
those OCTA bus routes that operate on the SR-55 mainline during peak travel hours (Routes 213, 
464, and 794) by reducing travel times. None of the Build Alternatives are anticipated to improve or 
degrade the existing level of service (LOS) along the arterial street network within the Project Area; 
therefore, none of the OCTA bus routes that operate on the arterial streets in the Study Area would be 
adversely affected. 
 
Alternatives 1 and 2 would not modify or otherwise affect access to any of the bike trails in the Study 
Area. Therefore, neither of those Build Alternatives would result in permanent adverse effects on any 
of the bike trails in the Study Area. 
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In order to accommodate the restriping of a second right-turn lane from northbound Red Hill Avenue 
to southbound I-5, Alternatives 3 and 4 would remove the Class II bike lane along northbound Red 
Hill Avenue between Nisson Road and El Camino Real in the City of Tustin. Because this Class II 
bike lane segment is not contiguous to any other bike lanes and the City of Tustin has indicated there 
are no plans to extend this Class II bike lane north of El Camino Real or south of Nisson Road, its 
removal would not result in any gaps or disruptions in the regional bike lane network and would not 
interfere with the City of Tustin’s bike lane planning efforts.  
 
 
4.7.2.2 No Build Alternative 
No improvements to SR-55 are proposed under the No Build Alternative other than routine 
maintenance; therefore, it would not result in any permanent adverse effects on community services 
and facilities, including the delivery of emergency services; utilities; schools, parks, and other 
community facilities; and transportation, transit, and bike trails. 
 
 

4.8 ENVIRONMENTAL JUSTICE IMPACTS 

The environmental justice analysis that follows has been prepared in accordance with the applicable 
guidance for addressing environmental justice, including: United States Department of Transportation 
Order 5610.2 (April 15, 1997), FHWA Order 6640-23 (December 2, 1998), the FHWA Western 
Resource Center Interim Guidance (March 2, 1999), the FHWA California Division Environmental 
Justice Environmental Documents Checklist, and Caltrans Desk Guide – Environmental Justice in 
Transportation Planning an Investments (January 2003). 
 
Consistent with this guidance, the environmental justice analysis for the proposed project describes: 
(1) the existing Study Area population and the presence of minority and low-income population 
groups in the Study Area; (2) potential adverse effects and measures to avoid or minimize those 
effects for all Study Area population groups, including minority and low-income population groups; 
(3) potential disproportionately high and adverse effects on minority and low-income population 
groups; and (4) community outreach and public involvement efforts (see Section 4.9). 
 
As discussed in Section 3.5, while small populations of low-income and minority residents are 
present throughout the entire study, three of the Study Area census tracts (Census Tracts 744.03, 
744.08, and 755.14) exhibit several environmental justice indicators and may contain substantial low-
income and minority populations. The median household income in these census tracts is lower than 
in the County and affected cities. These census tracts also exhibited a higher percentage of persons 
living below the poverty level in 2010 than in the County and affected cities. Two of these census 
tracts (Census Tracts 744.08 and 755.14) host a greater percentage of racial minorities and 
Hispanics/Latinos than the County and the affected cities. Census Tracts 744.03 and 744.08 also have 
higher transit-dependent percentages than the County and the affected cities. Census Tracts 740.03 
and 755.15 also demonstrate environmental justice indicators that indicate they contain substantial 
minority populations. Census Tract 740.03 hosts a greater percentage of Hispanic/Latino residents 
than the County and the affected cities. Similarly, Census Tract 755.15 hosts a greater percentage of 
racial minorities than the County and the affected cities. However, Census Tracts 740.03 and 755.15 
do not exhibit evidence that they host substantial low-income populations compared to surrounding 
areas. 
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4.8.1 Temporary Impacts 

4.8.1.1 Alternatives 1, 2, 3 and 4 (Build Alternatives) 
Construction activities associated with the Build Alternatives would temporarily affect residents and 
businesses throughout the entire Project Area, including low-income and minority populations. Such 
impacts could include temporary disruption of local traffic patterns and access to residences and 
businesses during overnight mainline, ramp, and local arterial closures as well as increased traffic 
congestion, noise levels, vibration, and dust. The proposed project would comply with standard air 
quality measures and noise measures (see Chapter 5.0). In addition, a TMP would be developed and 
implemented during construction to: address traffic delays; maintain traffic flow in the SR-55 
corridor; manage detours and temporary road, lane, and ramp closures; provide ongoing information 
to the public regarding construction activities, closures, and detours; and maintain a safe environment 
for construction workers and travelers. With implementation of the TMP and the air quality and 
noise/vibration measures, the construction-related traffic, access, noise, and air quality impacts would 
be minimized. 
 
Construction activities would also provide jobs that would benefit local economies, including low-
income and minority populations. 
 
 
4.8.1.2 No Build Alternative 
Under the No Build Alternative, the temporary construction-related adverse effects on low-income 
and minority populations that would occur under the Build Alternatives would not occur. However, 
these populations also would not gain any economic benefit from construction activities. 
 
 

4.8.2 Permanent Impacts 

4.8.2.1 Build Alternatives 1, 2, 3, and 4 (Build Alternatives) 
None of the Build Alternatives would result in the acquisition of residential properties; therefore, no 
residents would be displaced. Although each of the Build Alternatives would result in permanent 
noise level increases along the SR-55 corridor within the Project Area, most of the noise level 
increases would be barely perceptible (the human ear cannot perceive noise level increases of less 
than 3 decibels [dB]). Therefore, because the noise level increases under the Build Alternatives would 
be minimal, low-income and minority populations would not be adversely affected. 
 
Each of the Build Alternatives would benefit all Study Area residents, including low-income and 
minority populations, by improving mobility and circulation throughout the Study Area and the rest 
of central Orange County. Therefore, the proposed project would improve traffic patterns and 
mobility for all residents, including low-income and minority populations. Transit-dependent 
populations would benefit from improved travel speeds for bus routes that operate on SR-55 during 
peak hours.  
 
In summary, although the Build Alternatives would affect certain low-income and minority 
populations, those effects would not be disproportionately high or adverse compared to the overall 
population within the Study Area. This is because those effects would not result in the adverse effects 
of the Build Alternatives being predominantly borne by a minority or low-income population, nor will 
those adverse effects be appreciably more severe or greater in magnitude to non-low-income and/or 
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non-minority populations even after avoidance, minimization, and/or mitigation measures and 
offsetting project benefits are considered. Based on the above discussion and analysis, the Build 
Alternatives would not cause disproportionately high and adverse effects on any minority or low-
income populations as per Executive Order (EO) 12898 regarding environmental justice. 
 
 
4.8.2.2 No Build Alternative 
No improvements to SR-55 are proposed under the No Build Alternative other than routine 
maintenance; therefore, it would not result in any permanent impacts to low-income and/or minority 
populations. Based on the above discussion and analysis, the No Build Alternative would not cause 
disproportionately high and adverse effects on any minority or low-income populations as per 
EO 12898 regarding environmental justice. 
 
 

4.9 COMMUNITY OUTREACH AND INVOLVEMENT 

During the Project Initiation Document (PID) phase, no public involvement was organized for 
developing the purpose and range of Alternatives. However, City of Tustin, City of Irvine, and City 
of Santa Ana staff were included in Purpose and Need developments and Alternatives discussions at a 
Project Development Team (PDT) meeting. During the Project Approval and Environmental 
Document (PA/ED) phase, a Notice of Initiation of Environmental Process requesting input 
pertaining to the environmental issues that will be analyzed in the Initial Study/Environmental 
Assessment (IS/EA) (e.g., community, utility, traffic, water quality, paleontology, hazardous waste, 
air quality, noise, and biological resource issues) as well as any existing facilities or planned 
developments that may be either directly or indirectly impacted by the proposed project was 
distributed to local utility service providers and local, State, and federal agencies. To date, no public 
scoping or outreach meetings have been held during the PA/ED phase. A public meeting will be held 
during the public review period for the Draft IS/EA for the project. Written comments will be 
responded to and incorporated into the Final IS/EA.  
 
During final design, OCTA will implement a comprehensive outreach program to inform the 
community about project construction activities. Businesses and residents in the Project Area will be 
notified by mail regarding the project and updates, and the approved environmental documentation 
will be posted on the websites of the affected cities. Information that will be published during 
construction includes the contractor’s contact information, contact information for the affected cities, 
weekly updates of construction development, anticipated street closures and durations, anticipated 
night work, and anticipated completion dates. 
 
 

4.10 GROWTH-RELATED IMPACTS 

The potential growth-related impacts of the proposed project were considered in the context of the 
first-cut screening analysis approach to assessing the potential growth-inducing effects of the 
proposed project and whether any further analysis is necessary based on consideration of the 
following:  
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• How, if at all, does the proposed project potentially change accessibility? 

• How, if at all, does the project type, project location, and growth pressure potentially influence 
growth? 

• Is project-related growth reasonably foreseeable as defined in the National Environmental Policy 
Act (NEPA)? Under NEPA, indirect impacts need only be evaluated if they are reasonably 
foreseeable as opposed to remote and speculative.  

• If there is project-related growth, how, if at all, will that impact resources of concern?  

 

The potential for the proposed project to influence growth based on these considerations is discussed 
below. 
 
 
4.10.1.1 Alternatives 1, 2, 3, and 4 (Build Alternatives) 
The determination of whether the Build Alternatives influence or generate growth is based on 
answers to the first-cut screening analysis questions: 
 
• How, if at all, does the proposed project potentially change accessibility? 

Answer: The project would reduce traffic congestion in the Project Area, resulting in better 
operation of SR-55 and local circulation. In addition, the project would alleviate existing 
deficiencies and accommodate projected future (2040) traffic volumes in the traffic study area, 
consistent with adopted local land use and transportation plans (refer to Section 3.1.4). The 
project includes improvements to an existing freeway facility. It would not provide new 
transportation facilities nor would it create new access points to areas previously not accessible. 
Therefore, the project would not result in changes in accessibility to the transportation system in 
the Study Area. 

• How, if at all, do the project type, project location, and growth pressure potentially influence 

growth? 

Answer: The project would accommodate approved and planned growth in the Study Area (refer 
to the list of reasonably foreseeable projects included in Table 4.10.1) because it would add 
capacity along SR-55, thereby reducing congestion in the Project Area. Pressure for growth is 
typically a result of a combination of factors, including economic, market, and land use demands 
and conditions. Growth in the affected cities is expected to occur with or without the project.  

As a capacity enhancement to an existing freeway facility, the project may make growth in the 
Study Area more attractive; however, as seen in Table 4.10.1, a substantial number of 
development projects were proposed and approved prior to the initiation of the project, which 
indicates that development in the affected cities is not dependent on completion of the project. 
Development of vacant land at the former site of Marine Corps Air Station (MCAS) Tustin and 
other vacant parcels in the affected cities will depend on the health of the local economy and is 
likely to occur when the demand for real estate in Central Orange County improves. The SR-55 
corridor is located in the center of an urban area. In addition to the projects identified in Table 
4.10.1, the Study Area does not contain a substantial number of acres that are available for new 
development. Therefore, although the project would accommodate existing and planned growth, 
it would not influence growth beyond what is currently planned. 
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Table 4.10.1: Cumulative Projects List 

Name Jurisdiction Project Uses Status 

Tustin Ranch Road Extension  City of Tustin The project involves construction of the extension of Tustin Ranch Road from its 
current terminus at Walnut Avenue to Warner Avenue. It includes a bridge over the 
Santa Ana-Santa Fe Channel, the OCTA/SCRRA Railway and Edinger Avenue.  

Completed 

Tustin Legacy (MCAS Tustin 
Specific Plan) 

City of Tustin Specific Plan for the maximum development of 4,199 DUs, 8.2 million sf of 
commercial development, 2.0 million sf of institutional/recreational development, and 
133,294 sf of transitional housing. A Specific Plan Amendment is currently being 
studied that would permit development of 2,212 additional DUs, and 1,755,306 fewer 
square feet of non-residential land uses than the Adopted Specific Plan. 

3,265 DUs, 1,016,000 
sf of commercial 
development, 128,122 
sf of institutional uses, 
and transitional 
housing completed. 

Tustin Fire Station No. 37 at Tustin 
Legacy – 15011 Kensington Park 
Drive  

City of Tustin New 9,670 sf fire station with three apparatus bays, served by 21 on-site parking 
spaces. 

Completed 

Pacific Center East Specific Plan  City of Tustin Maximum of 2.2 million sf of new commercial, office, hotel, and research and 
development uses. 

57,151 sf in Pacific 
Business Center, 
66,578 sf in Pacific 
Office Plaza, and two 
hotels completed (see 
below for additional 
information) 

Hotel and Commercial Mixed-Use 
– Newport Avenue  

City of Tustin Four-story Residence Inn with 149 guest rooms; four-story Fairfield Inn with 144 
guest rooms, 8,900 sf restaurant building, and 7,300 sf retail building. Part of Pacific 
Center East Specific Plan. 

Completed 

Residential development at 1872 
San Juan Street 

City of Tustin Residential development consisting of demolition of 6 single-family DUs and 
construction of 26 detached condominium DUs 

Approved 

Residential development at 1381 & 
1392 San Juan Street 

City of Tustin Residential development consisting of demolition of 1 single-family DU and 
construction of 6 detached condominium DUs 

Under review 

Residential development at 1051 
Bonita Street 

City of Tustin Residential development consisting of demolition of 1 single-family DU and 
construction of an apartment building with 4 DUs 

Under review 

Red Hill Apartments - 13751 & 
13841 Red Hill Avenue 

City of Tustin Mixed use development consisting of 201 apartment DUs, 10,000 sf of retail space, 
and parking structure 

Under review 

The Met at South Coast 
Multifamily Residential Project, 
200 East First American Way  

City of Santa Ana The project consists of 284 multifamily DUs in five- and six-story condominium 
buildings over parking  

Approved 

Bristol Street Widening City of Santa Ana Widening of Bristol Street to six lanes. Phase I will extend from McFadden Avenue to 
Pine Street. Phase II will extend from Pine Street to Civic Center Drive. Phase III will 
extend from Civic Center Drive to 17th Street. Phase IV will extend from Warner 
Street to St. Andrew Place.  

Design construction, 
ROW phases of certain 
segments 
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Table 4.10.1: Cumulative Projects List 

Name Jurisdiction Project Uses Status 

Lyon Homes, 100 East MacArthur 
Boulevard 

City of Santa Ana Four-story apartment/condominium project with 300 DUs Under construction 

Legado at the MET, 200 East First 
American Way 

City of Santa Ana Project consist of 281 DUs (apartments) within a five-story building. Approved 

The Heritage, 2001 East Dyer 
Road 

City of Santa Ana Project consists of 1,221 DUs (apartments), approximately 20,000 sf of commercial 
space and 60,000 square feet of office 

EIR currently being 
prepared 

Grand Avenue Grade Separation City of Santa Ana Grade separation along Grand Avenue from Wakeham Avenue to Chestnut Avenue PRE completed 
Alton Avenue Overcrossing City of Santa Ana The proposed project would consist of Alton Avenue as a four-lane overcrossing with 

a 14 ft median connecting each side of SR-55 and the addition of HOV direct access 
drop ramps to support circulation between the Cities of Santa Ana and Irvine, relieve 
local traffic congestion, support planned development and growth in both cities, and 
improve HOV access.  

Completed PS&E 

Warner Avenue Widening from 
Main Street to Grand Avenue 

City of Santa Ana The proposed project involves the widening of an approximately 1 mi long segment of 
Warner Avenue between Main Street and Grand Avenue from four to six lanes. 

Preliminary design 

Grand Avenue Widening from 1st 
Street to 4th Street 

City of Santa Ana The project involves the widening of Grand Avenue from two to three lanes in each 
direction, an additional turn lane at First Street, a raised median, and bike lanes. 

Under construction 

Grand Avenue Widening from 4th 
Street to 17th Street 

City of Santa Ana The proposed project involves the widening of an approximately 1 mi long segment of 
Grand Avenue. 

Preliminary design 

Edwards Life Science, 1 Edwards 
Way 

City of Irvine 36,000 sf office building and parking structure Under construction 

Pacific Dental, 17000 Red Hill 
Avenue 

City of Irvine Conversion of industrial space to office Under construction 

Dyer Road Widening City of Irvine, 
City of Santa Ana 

Phase II widening of Dyer Road to eight lanes from Red Hill Avenue to SR-55 Planned 

Red Hill Avenue Widening City of Irvine Widen Red Hill Avenue to six lanes from Main Street to MacArthur Boulevard Planned 
Jamboree Road/Barranca Parkway City of Irvine Intersection improvements at Jamboree Road/Barranca Parkway, including adding a 

fifth northbound through lane 
Preliminary design 

Jamboree Road/Main Street City of Irvine Intersection improvements at Jamboree Road/Main Street, including adding a fifth 
northbound through lane, a fifth southbound through lane, and conversion of the 
westbound right-turn lane to a standard right-turn lane. 

Preliminary design 

Jamboree Road Widening at I-5 City of Irvine, 
City of Tustin 

Widening of Jamboree Road to eight through lanes between El Camino Real and 
Michelle Drive 

Completed 

Newport Extension Project – Phase 
II 

City of Tustin The project consists of the extension of Newport Avenue from its present cul-de-sac 
north of the OCTA/SCRRA Railway Line to Edinger Avenue.  

EIR approved. Final 
design @ 90% 
completion level. 
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Table 4.10.1: Cumulative Projects List 

Name Jurisdiction Project Uses Status 

SR-55 (I-5 to SR-22) City of Orange, 
City of Santa Ana, 
City of Tustin 

The objective of the proposed improvements to SR-55 is to determine the preliminary 
geometric design and operational characteristics of providing new mainline lanes on 
SR-55 from I-5 to SR-22. In addition, operational improvements and possible capacity 
enhancements on SR-55 from SR-22 to SR-91 will be studied. The entire Study Area 
lies within the Cities of Orange, Santa Ana, and Tustin. The goal of this study is to 
identify proposed improvements that could be constructed generally within existing 
ROWs. Specific improvements will be coordinated with Caltrans, local jurisdictions, 
and affected cities. 

In PSR/PDS phase 

Southbound SR-55 Project to 
Widen Freeway and Bridge and 
Construct Retaining/Tieback Wall 

City of Irvine, 
City of Santa Ana 
 

The project will consist of adding an auxiliary lane on southbound SR-55 from 
Edinger Avenue to Dyer Road, widening the bridge on Dyer Road, and constructing a 
retaining/tieback wall at Warner Avenue. This project will improve the weaving 
operation of vehicles entering and exiting the freeway, help reduce overall traffic 
delay, and relieve traffic congestion on this portion of southbound SR-55. This will 
also allow for dissipation of traffic flow coming from the I-5/SR-55 interchange. 

Completed 

2851 Alton Parkway City of Irvine 170 DUs (condominium) Approved, in for 
building permits 

2801 Kelvin Avenue City of Irvine 381 DUs (apartments; 305 base/76 density bonus) Under construction 

2501 Alton Parkway City of Irvine 344 DUs (apartments) Under construction 

2500 Main Street City of Irvine 457 DUs (apartments; 368 base/89 density bonus) Under construction 

16952 Millikan Avenue City of Irvine 156 DUs (apartments; 126 base/30 density bonus) Under construction 

17150 Von Karman Avenue City of Irvine 434 DUs (apartments/condominiums; 347 base/87 density bonus) Approved 

17275 Derian Avenue City of Irvine 80 DUs (apartments; all affordable) Approved 

2852 McGaw Avenue City of Irvine 280 DUs (apartments; 224 base/56 density bonus) Approved 

17422 Derian Avenue City of Irvine 371 DUs (apartments; 297 base/74 density bonus) Approved 

Park Place Apartments, 3395 
Michelson Drive 

City of Irvine 1,776 DUs (apartments) Approved/Under 
construction 

2699 Main Street City of Irvine 388 DUs (apartments; 310 base/78 density bonus) Approved 

Jamboree Road Widening City of Irvine Widen Jamboree Road from 8 to 10 lanes between Main Street and Barranca Parkway Planned 

Caltrans = California Department of Transportation 
DU = dwelling unit 
EIR = Environmental Impact Report 
ft = feet 
HOV = high-occupancy vehicle 
I-5 = Interstate 5 

MCAS = Marine Corps Air Station 
mi = miles 
OCTA = Orange County Transportation Authority 
PRE = Project Report Equivalent 
PS&E = Plans, Specifications, and Estimates 
PSR/PDS = Project Study Report/Project Development Support 
ROW = right-of-way 

SCRRA = Southern California Regional 
Rail Authority 
sf = square feet 
SR-22 = State Route 22 
SR-55 = State Route 55 
SR-91 = State Route 91 
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• Is project-related growth reasonably foreseeable as defined in NEPA?  

Answer: As discussed above, the project would not influence growth beyond those projects that 
are currently planned for the area (see Table 4.10.1) and would not change the rate, type, or 
amount of growth. Therefore, there is no project-related growth. 

• If there is project-related growth, how, if at all, will that impact resources of concern?  

Answer: As discussed above, because the project would not change the rate, type, or amount of 
growth, the reasonably foreseeable growth in the Cities of Tustin, Santa Ana, and Irvine is not 
project related. 

 

 
4.10.1.2 No Build Alternative 
No improvements to SR-55 would occur under the No Build Alternative. Therefore, the No Build 
Alternative would not result in any permanent growth-related impacts. 
 
 

4.11 CUMULATIVE IMPACTS 

The regional study area (RSA) for cumulative community impacts includes the three affected cities in 
the Study Area because their residents and employees are most likely to use SR-55 between I-5 and 
I-405 as their primary regional access due to their proximity to this segment of SR-55. Although the 
residents and employees of other communities along the SR-55 corridor also use this segment of 
SR-55, it is presumed they would depend more on other nearby freeway facilities (I-5, I-405, State 
Route 22 [SR-22], State Route 57 [SR-57], and State Route 73 [SR-73]) for regional access.  
 
Over the past several decades, the RSA has transformed into a densely populated urban area. As seen 
in the list of reasonably foreseeable projects (Table 4.10.1), current development trends include a 
substantial amount of redevelopment and infill projects since the majority of the RSA is built out. 
Reasonably foreseeable projects in the RSA include commercial, residential, and transportation 
projects (Table 4.10.1). Of these projects, two projects involve major transportation improvements on 
SR-55 in the RSA. The first proposed project would provide additional mainline lines on SR-55 
between I-5 and SR-22 and operational improvements and possible capacity enhancements on SR-55 
from SR-22 to State Route 91 (SR-91). The second project, which was recently completed, included 
the addition of an auxiliary lane on southbound SR-55 from Edinger Avenue to Dyer Road, widening 
the Dyer Road overcrossing, and constructing a retaining/tieback wall at Warner Avenue. 
 
 

4.11.1 Project Impacts that Contribute to Cumulative Impacts 

4.11.1.1 Direct Project Impacts 
Build Alternatives 1 and 2. Alternatives 1 and 2 would both require the full acquisition of four 
nonresidential parcels and the partial acquisition of a nonresidential parcel in the City of Santa Ana 
that would result in the displacement of one business. Property tax would be lost due to the change in 
land use to freeway ROW. Displaced property owners would be compensated consistent with the 
Uniform Act (Public Law 91-646, 84 Statutes 1894). Based on the type of business to be displaced, it 
was determined that the business is not primarily reliant on neighborhood patronage and is not 
neighborhood-serving. Sales tax loss for the City of Santa Ana would be minimal if the displaced 
business is relocated within the City of Santa Ana. Thus, its displacement would not affect the social 
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fabric of the community in which it is located. Based on the current availability of 
industrial/commercial and office properties for lease or sale in the Cities of Santa Ana, Tustin, and 
Irvine, the Draft Relocation Impact Statement determined that the displaced business could be 
relocated within the affected cities. 
 
During construction, adjacent neighborhoods would be impacted by noise, dust, traffic detours, and 
construction of adjacent structural facilities such as ramps, sound barriers, and retaining walls. 
Standard avoidance and minimization measures, including implementation of a TMP and public 
outreach program, would be implemented to reduce construction impacts. 
 
 
Build Alternatives 3 and 4. Alternatives 3 and 4 would both require the full acquisition of eight 
nonresidential parcels, including two city-owned parcels, in the City of Santa Ana. Although the city-
owned parcels are exempt from property taxes, the conversion of the other six parcels to public ROW 
would result in property tax revenue losses for local taxing agencies. Alternatives 3 and 4 would 
result in the same business displacement as Alternatives 1 and 2 and would also result in the 
displacement of two additional businesses in the City of Santa Ana. As described above, the displaced 
businesses could be relocated within the affected cities. 
 
None of the businesses that would be displaced rely primarily on neighborhood business, so their 
displacement would not affect the social fabric of the community in which they are located. Sales tax 
loss for the City of Santa Ana would be minimal if the displaced businesses are relocated within the 
City of Santa Ana. Property taxes would be lost due to the change in land use to the freeway ramps 
and roadway modifications. Displaced business owners and property owners would be compensated 
consistent with the Uniform Act (Public Law 91-646, 84 Statutes 1894). 
 
During construction, adjacent neighborhoods would be impacted by noise, dust, traffic detours, and 
construction of adjacent structural facilities such as ramps, sound barriers, and retaining walls. 
Standard avoidance and minimization measures, including implementation of a TMP and public 
outreach program, would be implemented to reduce construction impacts. 
 
 
4.11.1.2 Indirect Project Impacts 
Alternatives 1, 2, 3, and 4 (Build Alternatives). No indirect community impacts are anticipated 
because each of the Build Alternatives: are consistent with the applicable goals and policies of the 
General Plans of the Cities of Tustin, Santa Ana, and Irvine, as well as applicable transportation 
plans; would improve operations and reduce congestion on an existing freeway facility; would 
relocate the displaced businesses within the affected cities; and would not influence growth in the 
area. 
 
 

4.11.2 Cumulative Impacts 

4.11.2.1 Direct Cumulative Impacts 
Many of the projects in Table 4.10.1 have already been constructed, are redevelopment projects, or 
would develop vacant land; therefore, displacements associated with these projects would be 
minimal. With the exception of transportation projects, construction impacts would be restricted to 
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the area directly surrounding the project site. The TMPs for the transportation projects with 
overlapping construction periods would be coordinated to minimize impacts to the community. 
 
Based on available information, it is not anticipated that proposed improvements to SR-55 between 
I-5 and SR-91 would result in permanent substantial community impacts, including the displacement 
of businesses or residents because one of the objectives of the project is to minimize ROW 
acquisitions. However, the preliminary engineering for this project is planned for 2015; therefore, 
neighborhood and business impacts cannot be reasonably assessed. Because this project would 
involve expansion of an existing freeway facility, any ROW acquisitions would impact freeway-
adjacent properties. Therefore, this project is not expected to fragment cohesive neighborhoods or 
impact businesses that are reliant on neighborhood demand. Likewise, it is not expected that the 
surrounding neighborhoods would be overly dependent on these businesses for day-to-day needs. 
Businesses that rely on high visibility would need to be relocated to areas that maintain that visibility. 
 
The proposed improvements to SR-55 between I-5 and SR-91 would be required to avoid, minimize, 
or mitigate community impacts consistent with California Environmental Quality Act (CEQA) and/or 
NEPA requirements. In addition, the cumulative community impacts that have occurred due to past 
and present projects are consistent with the development of the affected cities and were consistent 
with local plans and policies. For these reasons, direct cumulative community impacts are not 
considered substantial. 
 
 
4.11.2.2 Indirect Cumulative Impacts 
Many of the development projects listed in Table 4.10.1 have been approved or constructed; 
therefore, the affected cities have already determined that those projects are consistent with the goals 
and policies contained in their respective General Plan. As a result, no indirect community impacts 
due to land use inconsistencies are anticipated for past and present projects. Those projects planned 
for construction on currently vacant land that are seeking entitlements (i.e., the Sexlinger Orchard and 
Farmhouse Residential Development in the City of Santa Ana) will be reviewed by the respective city 
in which they are proposed for land use inconsistencies that could result in indirect community 
impacts, and appropriate avoidance, minimization, and/or mitigation measures will be required. 
 
The proposed improvement project to SR-55 between I-5 and SR-91 would improve the SR-55 but, 
similar to the proposed project, it is not expected to induce growth. The proposed improvement 
project to SR-55 between I-5 and SR-91 would add regional freeway capacity; however, this 
additional capacity would accommodate and support the planned growth identified in the General 
Plans of the affected cities. Considering the RSA as a mostly built-out area, the development trends 
consistent with what is expected in the affected cities, and the limited growth influence expected by 
the planned projects, cumulative indirect community impacts are not considered substantial. 
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5.0 AVOIDANCE, MINIMIZATION, AND/OR MITIGATION 

MEASURES 

The proposed project would not result in substantial long-term adverse fiscal effects nor would it 
result in substantial permanent effects related to plan consistency, land use compatibility, and 
community facilities and services. The following measures are required to address the proposed 
project’s temporary construction impacts to community facilities and services, and community 
character and cohesion: 
 
CI-1 During final design, the Orange County Transportation Authority (OCTA) Project 

Engineer will prepare utility relocation plans in consultation with the affected utility 
providers/owners for those utilities that will need to be relocated, removed, or 
protected in-place. If relocation is necessary , the final design will focus on relocating 
utilities within the State right-of-way (ROW) or other existing public ROWs and/or 
easements. If relocation outside of existing or the additional public rights-of-way 
and/or easements required for the project is necessary, the final design will focus on 
relocating those facilities to minimize environmental impacts as a result of project 
construction and ongoing maintenance and repair activities. The utility relocation 
plans will be included in the project specifications.  
 
Prior to and during construction, the OCTA Resident Engineer will ensure that the 
components of the utility relocation plans provided in the project specifications are 
properly implemented by the contractor. 
 
Prior to utility relocation activities, the contractor will coordinate with affected utility 
providers regarding potential utility relocations and inform affected utility users in 
advance about the date and timing of potential service disruptions. 
 

CI-2 Prior to the commencement of construction activities above or within the Los 
Angeles to San Diego rail corridor (LOSSAN rail corridor), OCTA will coordinate 
with Metrolink, Amtrak, the Union Pacific Railroad (UPRR), the BNSF Railway, and 
any other passenger or freight rail operators using the LOSSAN rail corridor to 
minimize railroad service delays associated with such construction activities. 
 

CI-3 Prior to and during construction, the contractor will coordinate all temporary 
mainline, ramp and arterial roadway closures and detour plans with law enforcement, 
fire protection, and emergency medical service providers to minimize temporary 
delays in emergency response times, including the identification of alternative routes 
and routes across the construction areas for emergency vehicles developed in 
coordination with the affected agencies. 
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As set forth in the Draft Relocation Impact Statement (2015) prepared for the proposed project, the 
following measure would be implemented to minimize permanent impacts related to relocations and 
displacements: 
 
CI-4 The Uniform Relocation Assistance and Real Property Acquisition Policies Act of 

1970 (Uniform Act) (Public Law 91-646, 84 Statutes 1894) mandates that certain 
relocation services and payments be made available to eligible residents, businesses, 
and nonprofit organizations displaced by federal or federally assisted projects. The 
Uniform Act provides for uniform and equitable treatment by federal or federally 
assisted programs of persons displaced from their homes, businesses, or farms and 
establishes uniform and equitable land acquisition policies. The California 
Department of Transportation (Caltrans) would comply with all the provisions of the 
Uniform Act. 

 
The following measures would be implemented to address the proposed project’s permanent impacts 
to off-street parking and/or landscaping: 
 
CI-5 During property acquisition, in compliance with the Uniform Act, OCTA would 

apply to the City of Irvine, the City of Tustin, and the City of Santa Ana to obtain 
parking and/or landscaping variances for properties where the project would reduce 
the number of off-street parking stalls and/or the required amount of landscaping 
below the applicable municipal off-street parking and/or landscaping requirements. 

 
CI-6 During final design, OCTA’s project engineers will continue to seek design 

modifications that will minimize or avoid the loss of parking stalls on affected 
properties. If such losses cannot be minimized or avoided, OCTA will work with 
affected property owners to redesign and reconfigure parking areas to recoup some or 
all of the lost parking stalls, if feasible, within existing municipal codes for setbacks, 
landscaping, and other site requirements. If those efforts to reduce off-street parking 
impacts have been exhausted and the project still results in the loss of parking stalls, 
all affected property owners will be compensated for the loss of parking stalls on 
their properties by OCTA in compliance with the Uniform Act.    

 
The project would also require the implementation of additional measures to reduce community 
impacts related to traffic, noise, and air quality. These measures are described below.  
 
T-1 Transportation Management Plan. A Transportation Management Plan (TMP) will 

be developed during final design and will be implemented during project construction 
to address short-term traffic circulation and access effects during project 
construction. Specifically, during final design, a qualified traffic engineer will 
prepare the TMP, which will include, but not be limited to, the elements described 
below to reduce traveler delays and enhance traveler safety during project 
construction. OCTA will submit the TMP to Caltrans District 12 for review and 
approval during final design and prior to any construction activities. 
 
The purpose of the TMP is to address the short-term traffic and transportation 
impacts during construction of the project. The objectives of the TMP are to: 
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• Maintain traffic safety during construction;  

• Effectively maintain an acceptable level of traffic flow throughout the 
transportation system during construction; 

• Minimize traffic delays and facilitate reduction of overall duration of 
construction activities; 

• Foster public awareness of the project and related impacts; and 

• Achieve public acceptance of construction of the project and the Final TMP 
measures. 

 

The TMP will contain, but not be limited to, the following elements intended to 
reduce traveler delay and enhance traveler safety. These elements will be refined 
during final design and incorporated in the TMP for implementation during project 
construction: Public Information/Public Awareness Campaign, Traveler Information 
Strategies, Incident Management, Construction Strategies, Demand Management, and 
Alternate Route Strategies. The Resident Engineer will ensure that the measures in 
the Final TMP are properly implemented by the design/build contractor prior to and 
during construction. 

 
The Noise Study Report (2015) for the proposed project includes a minimization measure that would 
reduce the project’s temporary noise impacts during construction. This measure includes compliance 
with Caltrans standard noise control measures for all construction activities within Caltrans ROW. 
 
The Air Quality Assessment Report (2015) for the proposed project includes several minimization 
measures that would reduce the project’s temporary air quality impacts during construction. These 
measures include regular watering and other dust preventative measures in compliance with the 
procedures specified in South Coast Air Quality Management District (SCAQMD) Rule 403, proper 
maintenance and tuning of construction equipment and vehicles, the prevention of excavated or 
graded material spillage onto public streets and roads, compliance with Caltrans’ standard dust 
control and asphalt concrete plant emissions control measures, and the implementation of appropriate 
methods to remove asbestos-containing materials (ACMs) if any are determined to be present in the 
project disturbance limits. 
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6.0 LIST OF PREPARERS 

The persons involved in preparing this Community Impact Assessment (CIA) for the State Route 55 
(SR-55) Improvement Project between Interstate 405 (I-405) and Interstate 5 (I-5) are listed below: 
 

Name Degree and/or Certification Project Role 

Years of 

Experience Background 

Deborah 
Pracilio 

B.A., Social Ecology Principal in Charge/ 
QA/QC 

25+ Transportation and 
Environmental Planning 

Nicole West M.S., Civil and Environmental 
Engineering, 

Project Manager, 
QA/QC 

15+ Water Quality, and 
Transportation and 
Environmental Planning 

Agnieszka 
Napiatek 

M.S., Economics 
M.S., Environmental Planning 

CIA Task Manager and 
Technical Author 

6+ Economics and 
Environmental Analysis 

Ryan Bensley B.A., Geography CIA Technical Author 9 Environmental Analysis 
Carmen Lo B.A., Environmental Planning CIA Technical Author 

and Data Researcher 
7 Hazardous Waste, 

Environmental Analysis 
Hilary Haskell B.A., Environment/Economics/ 

Politics 
CIA Data Researcher 1 Environmental Analysis 

Keith Swavely B.S., Earth Sciences/Geography 
Emphasis 

GIS Task Manager 10+ GIS 

Tom Flahive B.S., Biology GIS 10+ GIS 
Jade Dean B.A., Geography GIS 4 GIS 

Beverly Inloes N/A Technical Editor and 
Word Processor 

40+ Scientific Documentation 

CIA = Community Impact Assessment 
GIS = geographic information system 
N/A = not applicable 
QA/QC = quality assurance/quality control 
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Chapter 1 Introduction 

The California Department of Transportation (Caltrans), District 12, in cooperation with 

the Orange County Transportation Authority (OCTA), proposes to widen State Route 55 

(SR-55) in both directions from just north of the Interstate 405 (I-405)/SR-55 interchange 

to just south of the Interstate 5 (I-5)/SR-55 interchange between Post Miles 6.4 and 10.3. 

The project area is located in the Cities of Santa Ana, Tustin, and Irvine in Orange 

County, California (Figure 1). The purpose of the proposed project is to provide 

congestion relief, improve traffic flow, and increase mobility on SR-55. 

In addition to the No Build Alternative, four Build Alternatives are being considered. The 

Build Alternatives would include the addition of auxiliary lanes, general-purpose lanes, 

and/or high-occupancy vehicle (HOV) lanes in each direction. The alternatives under 

consideration are described below. 

This Draft Relocation Impact Statement (DRIS) and attached Exhibit 10-EX-3A 

(provided in Attachment A) were prepared according to Caltrans Right-of-Way 

Guidelines regarding preparation of relocation impact documents.  

1.1 Purpose of the Study 

The purpose of this DRIS is to provide Caltrans, the OCTA, the Cities of Santa Ana, 

Irvine, and Tustin, and the public with information regarding property acquisition in 

compliance with the Federal Uniform Relocation Assistance and Real Property 

Acquisition Act of 1970 (Uniform Act), Code of Federal Regulations, and Caltrans right-

of-way policies and procedures for the SR-55 Improvement Project. 

Specifically, this DRIS addresses potential displacement that may be caused by the 

removal of existing land uses and their owners/occupants by the proposed project. The 

nonresidential displacements by each alternative are shown in Attachment A, Exhibit 10-

EX-3A, and the regional location of the project and the project vicinity are provided in 

the attached Figure B.1. The DRIS identifies the following: 

• Relocation of nonresidential uses and the occupants associated with the proposed 

project 

• Replacement locations for those businesses displaced by the proposed project 

• Relocation issues 

• Recommendations for relocation 



SOURCE: Bing Maps (c. 2008); TBM (2008); HDR (02/05/2014)
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This DRIS identifies the properties anticipated to be acquired for the project and the 

availability of replacement properties. The DRIS concludes with a discussion of the 

relocation assistance that will be provided to displacees by the implementing agency in 

accordance with State and federal laws. 

1.2 Purpose and Need 

1.2.1 Purpose 

The purpose of the proposed project is to reduce traffic congestion and improve traffic 

mobility and traffic operations in the project study area. The project objectives are: 

• Improve mobility and reduce congestion 

• Improve traffic operations 

• Increase capacity 

1.2.2 Need 

SR-55 is a highly congested corridor in Orange County. One of the top bottlenecks in the 

County is on northbound SR-55 at Dyer Road as identified in the Mobility Performance 

Report 2009 (Caltrans 2011). There is heavy congestion on SR-55 during peak periods, 

especially on southbound SR-55 north of Edinger Avenue in the a.m. peak hour and on 

the entire project segment of northbound SR-55 in the p.m. peak hour, with both of those 

segments currently operating at level of service (LOS) E or F at an average travel speed 

of less than 20 miles per hour (mph). 

The key issues contributing to the poor operating conditions on the project segment of 

SR-55 during peak periods are: 

• Limited available general-purpose lane capacity on SR-55 during peaking periods; 

• Inadequate merging distances on SR-55 as a result of closely spaced on- and off- 

ramps along the freeway mainline; and 

• Non-standard lane and shoulder widths at some locations along the project segment of 

SR-55. 
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Chapter 2 Project Description 

The Project Description describes the proposed action and the design alternatives that 

were developed to meet the identified need through accomplishing the defined purposes 

while avoiding or minimizing environmental impacts. The alternatives are: the No Build 

Alternative, Alternative 1, Alternative 2, Alternative 3, and Alternative 4. The proposed 

project is located in the Cities of Santa Ana, Tustin, and Irvine in Orange County, 

California. SR-55 currently has four general-purpose lanes and one HOV lane in each 

direction on the project segment of SR-55, with auxiliary lanes between ramps at various 

locations.  
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Chapter 3 Project Alternatives 

In addition to the No Build Alternative, the project evaluates four Build Alternatives to 

increase freeway capacity and reduce congestion for the future. The four Build 

Alternatives are summarized below. 

3.1 No Build Alternative 

This alternative maintains existing conditions and proposes no changes or improvements 

to SR-55 between the project limits. 

3.2 Alternative 1 (Additional Auxiliary Lanes) 

Alternative 1 proposes a new auxiliary lane in the northbound direction at two locations:  

• Between the MacArthur Boulevard and Dyer Road interchanges  

• Between the Dyer Road and Edinger Avenue interchanges  

In the southbound direction, an additional general-purpose lane would be created between 

the southbound I-5 connector and the East Dyer Road off-ramp, and the existing auxiliary 

lane between the McFadden Avenue and Edinger Avenue interchanges would be 

restored. Additionally, the transition distance for merging between the existing 

southbound HOV lane on SR-55 and the southbound I-5/SR-55 Connector HOV lane 

would be extended past Edinger Avenue. 

3.3 Alternative 2 (One New General-Purpose Lane) 

Alternative 2 proposes to create one general-purpose lane in the northbound and 

southbound directions. 

In the northbound direction, two existing auxiliary lanes would be restored between the 

northbound I-405 Connector and the MacArthur Boulevard interchange, and between the 

Edinger Avenue and McFadden Avenue interchanges.  

In the southbound direction, the existing auxiliary lane between the McFadden Avenue 

and Edinger Avenue interchanges would be restored. Additionally, the transition distance 

for merging between the existing southbound HOV lane on SR-55 and the southbound 

I-5/SR-55 Connector HOV lane would be extended past Edinger Avenue. 
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3.4 Alternative 3 (One New General-Purpose and Additional 
Auxiliary Lanes) 

Alternative 3 proposes to add one general-purpose lane in the northbound and 

southbound directions and to restore existing auxiliary lanes. 

Additionally, in the northbound direction, a new auxiliary lane would be constructed in 

two locations: 

• Between the MacArthur Boulevard and Dyer Road interchanges  

• Between the Dyer Road and Edinger Avenue interchanges 

The restored auxiliary lane between the Edinger Avenue and McFadden Avenue 

interchanges would be extended to the northbound I-5 connector, and the northbound 

McFadden Avenue on-ramp would be restricted to the northbound I-5 connector only. As 

a result, access from the McFadden Avenue on-ramp to northbound SR-55 and 

southbound I-5 would be eliminated.  

In the southbound direction, the transition distance for merging between the existing 

southbound SR-55 HOV lane and the southbound I-5/SR-55 HOV connector would be 

extended past Edinger Avenue. 

3.5 Alternative 4 (One New HOV and Additional Auxiliary 
Lanes)  

Alternative 4 proposes to add a second HOV lane in each direction between the I-405 and 

I-5 HOV direct connectors. Additionally, in the northbound direction, a new auxiliary 

lane would be constructed at three locations: 

• Between the MacArthur Boulevard and Dyer Road interchanges  

• Between the Dyer Road and Edinger Avenue interchanges 

• From just south of the Tustin Overhead to the northbound I-5 connector 

The northbound McFadden Avenue on-ramp would be restricted to the northbound I-5 

connector only. As a result, access from the McFadden Avenue on-ramp to northbound 

SR-55 and southbound I-5 would be eliminated.  

In the southbound direction, a general-purpose lane would be created between the 

southbound I-5 connector and the East Dyer Road off-ramp. The existing auxiliary lane 

between the McFadden Avenue and Edinger Avenue interchanges would be restored.
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Chapter 4 Displacement and Replacement 
Areas 

All potential displacements would occur in the City of Santa Ana; therefore, this City was 

identified as the displacement area. However, SR-55 within the project limits bisects the 

Cities of Irvine and Tustin. Therefore, for the purpose of this analysis, the Cities of Santa 

Ana, Tustin, and Irvine are all identified as the replacement area. 

4.1 Exhibit 10-EX-3A 

Consistent with the requirements of the Caltrans Right-of-Way Manual, Exhibit 10-EX-

3A (Attachment A) presents the potential full acquisition data and potential 

nonresidential relocations and displacements for Alternatives 1, 2, 3, and 4. None of the 

Build Alternatives would result in residential displacements. Full and partial acquisitions 

for Alternatives 1 and 2 and Alternatives 3 and 4 are provided in Tables A and B, 

respectively. As shown in Table A, Alternatives 1 and 2 would result in one partial 

acquisition and four full acquisitions. Both Alternatives 1 and 2 would result in the 

displacement of one business and approximately 20 employees. As shown in Table B, 

Alternatives 3 and 4 would result in one partial acquisition and eight full acquisitions, 

which would lead to the displacement of three businesses and approximately 90 

employees.  

Table A: Acquisitions and Relocations under Alternatives 1 and 2 

APN Address Land Use 
Acquisition 

Type 
Business 

Names 

Square 
Footage of 
Building 

Relocation 

411-141-06 
(No street address) 

Santa Ana, CA 92705 
Industrial Full Vacant N/A 

Vacant 
parcel 

No 
relocation 

402-111-24 
1411 Village Way 

Santa Ana, CA 92705 
Commercial Partial 

Rockin’ 
Jump  

24,606 Commercial 
20 

employees
1
 

016-221-27 
1580 E. Warner Ave. 
Santa Ana, CA 92705 

Commercial Full Vacant N/A 
Vacant 
parcel 

No 
relocation 

016-221-28 
(No building number) 

Brookhollow Dr. 
Santa Ana, CA 92705 

Commercial Full Vacant N/A 
Vacant 
parcel 

No 
relocation 

016-221-29 
(No building number) 

S. Grand Ave. 
Santa Ana, CA 92705 

Commercial Full Vacant N/A 
Vacant 
parcel 

No 
relocation 

Source: Orange County Tax Collector; California Employment Development Department (2015). 
1
  At the time this report was being completed, this business was preparing to open. The number of employees was 

estimated based on the size of the facility and its likely operational characteristics. 
APN = Assessor’s Parcel Number 
N/A = Not Applicable 
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Table B: Acquisitions and Relocations under Alternatives 3 and 4 

APN Address Land Use 
Acquisition 

Type 
Business 

Names 

Square 
Footage 

of 
Building 

Relocation 

430-012-03 
2400 S. Pullman St. 

Santa Ana, CA 92705 
Industrial/

Warehouse 
Full 

Above & 
Beyond, Inc. 

15,457 Office 
20 

employees 

411-141-06 
(No street address) 

Santa Ana, CA 92705 
Vacant Full Vacant N/A 

Vacant 
parcel 

No 
relocation 

403-072-03 
2201 S. Ritchey St. 

Santa Ana, CA 92705 
Office Full 

Western 
Exterminator 

Co. 
5,072 Office 

50 
employees 

403-072-02 
(No building number) 

S. Ritchey St. 
Santa Ana, CA 92705 

Public Full Vacant N/A 
Vacant 
parcel 

No 
relocation 

403-072-01 
(No building number) 

S. Ritchey St. 
Santa Ana, CA 92705 

Public Full Vacant N/A 
Vacant 
parcel 

No 
relocation 

402-111-24 
1411 Village Way, 

Santa Ana, CA 92705 
Commercial Partial 

Rockin’ 
Jump  

24,606 Commercial 
20 

employees
1
 

016-221-27 
1580 E. Warner Ave. 
Santa Ana, CA 92705 

Commercial Full Vacant N/A 
Vacant 
parcel 

No 
relocation 

016-221-28 
(No building number) 

Brookhollow Dr. 
Santa Ana, CA 92705 

Commercial Full Vacant N/A 
Vacant 
parcel 

No 
relocation 

016-221-29 
(No building number) 

S. Grand Ave. 
Santa Ana, CA 92705 

Commercial Full Vacant N/A 
Vacant 
parcel 

No 
relocation 

Source: Orange County Tax Collector; California Employment Development Department (2015). 
1
  At the time this report was being completed, this business was preparing to open. The number of employees was 

estimated based on the size of the facility and its likely operational characteristics. 
APN = Assessor’s Parcel Number 
N/A = Not Applicable 
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ATTACHMENT A 

EXHIBIT 10-EX-3A (REV 05/2006) 

 
Dist. County Route KP (PM) EA 
12 ORA SR-55 PM 6.4/10.3 0J3400 

Project Description: The California Department of Transportation 
(Caltrans), District 12, in cooperation with the Orange County 
Transportation Authority (OCTA), proposes to widen State Route 
55 (SR-55) in both directions from just north of the Interstate 405 (I-
405)/SR-55 interchange to just south of the Interstate 5 (I-5)/SR-55 
interchange between Post Miles 6.4 and 10.3. The regional location 
of the project and the project vicinity are provided in the attached 
Figure B.1. 

Federal Project No.: N/A 

 
 
I. Purpose of the Draft Relocation Impact Statement 

 
The purpose of this Draft Relocation Impact Statement is to provide the State of 
California Department of Transportation (Caltrans), District 12, Orange County 
Transportation Authority (OCTA), the Cities of Santa Ana, Irvine, and Tustin, local 
agencies, and the public with information regarding the impacts that the SR-55 
Improvement Project would potentially have on nonresidential properties and 
occupants of the affected parcels. Relocation impacts within the project area are 
considered noncomplex and adequate relocation resources are available for 
displacees. All displacees will be treated in accordance with the Federal Uniform 
Relocation Assistance and Real Property Acquisition Policies Act of 1970, as 
amended, and the California Relocation Act. 

 
II. Summary of Residential and Nonresidential Displacements 
 

Alternative 
Single-
Family 
Units 

Mobile 
Homes 

Multifamily 
Units 

Residential 
Displacements 

(Units/Residents) 

Nonresidential 
Displacements 

(Type/Employees)** 

Alternative 1 0 0 0 0 
1 commercial 

(20 employees) 

Alternative 2 0 0 0 0 
1 commercial 

(20 employees) 

Alternative 3 0 0 0 0 
2 offices, 1 commercial 

(90 employees) 

Alternative 4 0 0 0 0 
2 offices, 1 commercial 

(90 employees) 
**  The types of nonresidential units and employee displacements are based on California Employment Development 

Department, Labor Market Information (accessed August 31, 2015). Business displacements are driven by the 
number of the businesses impacted rather than by the number of business parcels. Some business parcels within 
the study area have more than one business activity.  
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Alternatives 1 and 2 would each result in four full acquisitions of vacant unimproved 
parcels and one partial acquisition affecting an occupied warehouse building.  All of 
these acquisitions would occur in the City of Santa Ana. Alternatives 1 and 2 would 
result in the displacement of one business with approximately 20 employees. 
Alternative 3 would fully acquire eight nonresidential parcels in the City of Santa 
Ana, including 6 vacant unimproved parcels and 2 separate parcels each improved 
with an occupied business office. Displacements of these 2 businesses would lead to 
displacement of a total of approximately 50 employees. In addition, Alternatives 3 
and 4 would result in the same partial acquisition affecting an occupied warehouse 
building as Alternatives 1 and 2. In total, Alternatives 3 and 4 would result in the 
displacement of three businesses and approximately 90 employees. 

 
III. Summary of Relocation Resources Available to Displacees (residential) 

 

Relocation Resource For Rent For Sale Total Units 

Multifamily residences 0 0 0  

Two-bedroom houses 0 0 0  

Three-bedroom houses 0 0 0  

Mobile homes 0 0 0  

Source: N/A  

 
Because there are no residential acquisitions and relocations no replacement 
residential properties search was warranted.  
 

IV. Summary of Relocation Resources Available to Displacees (nonresidential) 
 

Relocation Resource 

For Rent – 
Appropriate 

Zoning and Site 
Requirements 

For Sale – 
Appropriate 

Zoning and Site 
Requirements 

Total 
Units 

Industrial 145 38 183 

Retail 97 30 127 

Offices 332 62 394 

Total 574 130 704 

Sources: LoopNet.com. 2015. Website: http://www.loopnet.com/ (accessed August 25–26, 2015). 

 
Within the Cities of Irvine, Tustin, and Santa Ana, approximately 145 industrial units 
were offered for lease with a monthly rent range of $0.95 to $73.33 per square foot, 
approximately 97 retail units were offered for lease with a monthly rent range of 
$1.65 to $73.33 per square foot, and approximately 332 office units were offered for 
lease with a monthly rent range of $13.80 to $73.33 per square foot. Approximately 
38 industrial units were offered for sale within the three replacement area cities, and 
ranged in price from $495,000 to $35,000,000. Approximately 30 retail units were 
offered for sale within the three replacement area cities, and ranged in price from 
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$150,000 to $16,895,000. Approximately 62 office properties were offered for sale 
within the three replacement area cities, ranging in price from $130,000 to 
$18,935,000. The square footage of the available industrial units ranged in size from 
2,256 to 229,164 square feet. The square footage of the available retail units ranged in 
size from 1,800 to 77,610 square feet. The square footage of the available office units 
ranged in size from 575 to 229,164 square feet.  

 
V. Statement of Findings 
 

Based on the current availability of industrial, retail, and office properties for lease or 
sale in the Cities of Santa Ana, Tustin, and Irvine, a sufficient number of replacement 
properties similar to the displaced properties are available on the market. As 
discussed in IV, the replacement area has 394 office units, 127 retail units, and 183 
industrial units for sale and lease that would serve as replacement properties. 
Therefore, it can be concluded that there are adequate numbers of the replacement 
properties within the replacement area. Additional relocation resources may become 
available in the replacement area in the future. Furthermore, adjacent cities (e.g., 
Orange, Costa Mesa) may be considered for relocations, if necessary. A recent search 
of these cities indicates that several industrial and commercial units are offered for 
lease and sale in the surrounding communities. Therefore, given recent economic 
conditions, adequate relocation resources should be available for nonresidential 
displacees.  
 

VI. Relocation Assistance Program 
 

All displacees will be contacted by a Relocation Agent who will ensure that eligible 
displacees receive their full relocation benefits, including advisory assistance, and 
that all activities are conducted in accordance with the Uniform Relocation 
Assistance and Real Property Acquisition Policies Act of 1970, as amended. 
Relocation resources will be available to all displacees free of discrimination. At the 
time of the first written offer to purchase, owner occupants are given a detailed 
explanation of the “Relocation Program and Services.” Tenant occupants of 
properties to be acquired are contacted soon after the first written offer to purchase 
and are also given a detailed explanation of the “Relocation Program and Services.” 
In accordance with the Uniform Relocation Assistance and Real Property Acquisition 
Policies Act of 1970, as amended, relocation advisory assistance will be provided to 
any person, business, farm, or nonprofit organization displaced as a result of the 
acquisition of real property for public use. 
 
Based on the number of available replacement properties within the study area, all 
nonresidential displacements can be accommodated within the evaluated replacement 
area. However, if comparable replacement properties cannot be found in the Cities of 
Santa Ana, Irvine and Tustin for displaced nonresidential uses, the following options 
are recommended: 
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• Expand the potential relocation area to include additional cities in the region such 
as Costa Mesa and Orange. 

 
If comparable properties are not available for the potentially displaced businesses in 
the Cities of Santa Ana, Irvine, and Tustin opportunities for relocation would be 
pursued outside of these communities, in nearby cities with available and similarly 
General Plan designated and zoned properties. This could include the Cities of 
Orange, and Costa Mesa.  Tenants with Americans with Disabilities Act (ADA) 
compliance facilities at the properties adjacent to the mainline, which are being 
relocated as a result of this project, are proposed to be relocated to facilities with the 
same ADA-compliance features as the existing building in which they currently 
reside. 
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Project Description 

The  California  Department  of  Transportation  (Caltrans)  District  12,  in  cooperation  with  the  Orange 

County Transportation Authority  (OCTA), proposes  to widen State Route 55  (SR‐55)  in both directions 

from just north of the Interstate 405 (I‐405)/SR‐55 Interchange to just south of the Interstate 5 (I‐5)/SR‐

55 Interchange between Post Miles 6.4 and 10.3. The project area is located  in the cities of Santa Ana, 

Tustin, and Irvine in Orange County, California (Figure 1). SR‐55 currently has four general purpose lanes 

and one high‐occupancy  vehicle  (HOV)  lane  in  each direction on  the project  segment of  SR‐55, with 

auxiliary lanes between ramps at various locations. 

 

SR‐55 begins in Newport Beach west of SR‐1(PM 0.2) and ends at the SR‐91 in the City of Anaheim (PM 

17.876).    SR‐55  is  a major  link  to  other  freeway  systems within Orange  County  by  providing  access 

between  central Orange County and  the  coastal  region. SR‐55  is one of  the most  congested  freeway 

systems  in Orange County and currently operates at unacceptable  levels of  service  (LOS) during peak 

periods.  The  demand  in  the  future  is  anticipated  to  increase  traffic  volumes  by  approximately  20%, 

consequently  increasing AM  and  PM  peak  period  delays.  The  purpose  of  the  proposed  project  is  to 

provide congestion relief, improve traffic flow, and increase mobility on SR‐55. 

 

Existing Conditions 

The  10  locations  described  here  are  existing  parking  facilities  within  the  project  limits  that will  be 

impacted by  the proposed project alternatives. Off‐Street Parking Study  locations 1‐6  listed  in Table 1 

are along Northbound SR‐55 and locations 7‐10 are along Southbound SR‐55. Each of these 10 Locations 

has existing off‐street parking stalls  including stalls adjacent to SR‐55, around the buildings, and along 

planter  islands.  Several of  the  parking  facilities  have parking  stalls  that  provide  90 degree  stalls  and 

parallel  stall  configurations. The O’Neil Storage, A‐1 Shower, and  the Honda Dealership have existing 

stalls at acute angle configurations. Location 2 has an existing parking garage underneath the southerly 

building. The existing  facility  types are  identified  in Attachment 1. Most of  the Locations contain  fully 

occupied  facilities  with  the  exception  of  a  vacant  office  building  just  north  of Motel  6.  The  Ricoh 

buildings are gated  facilities, and  therefore  the visual assessment performed was  limited by available 

mapping and limited field survey. 

 

Off‐Street Parking Study Locations 

All  four Alternatives  have  similar  impacts  to  the  existing  off‐street  parking  stalls within  the  projects 

limits.   Alternative 3 has  the  largest  footprint and  thus  the greatest  impact  to  the existing off‐street 

parking stalls.   

 

There are a total of 10 properties adjacent to the existing SR‐ 55 mainline with existing off‐street parking 

stalls that will be  impacted as part of the SR‐55 widening Project.   The approximate station, City, and 

Parcel Numbers of these properties are listed below in Table 1.   
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Table 1 – Off‐Street Parking Study Locations 

No. 
Approx. 
Station 

Owner  City  Parcel No. 

1  345+00 
Southern California District Council Of The 
Assemblies Of God 

Irvine 
427‐282‐14 
427‐282‐15 

2  360+00  71‐81 Cowan Building (Leighton Building)  Irvine  427‐262‐06 

3  395+00  Washer John (Cabinets Plus)  Irvine  430‐115‐01 

4  421+00  Ronald P Beard (Motel 6 and Office)  Santa Ana 
430‐031‐09 
430‐031‐03 

5  444+00  Pullman Property LLC (Sweet Life Bakery)  Santa Ana  430‐012‐04 

6  470+00  Ricoh Development Of California Inc  Tustin  430‐241‐07 

7  468+00  O’Neil Dan R (O’Neil Storage)  Santa Ana  403‐041‐08 

8  472+00  HBR LLC (A‐1 Shower)  Santa Ana  403‐041‐07 

9  501+00 
Erickson Properties Corp/Agency City Of Santa Ana 
(Honda Dealership) 

Santa Ana 
402‐101‐45 
402‐101‐07 
402‐101‐39 

10  510+00  Northern Mc Fadden (Roger Dunn Golf)  Santa Ana  402‐111‐24 

 

For each of these 10 properties, an exhibit has been prepared showing the proposed improvements to 

SR‐55, an aerial image of the property and its immediate surroundings, and the proposed parking stalls 

to accommodate the widening of the SR‐55 mainline and ramp realignments.  Refer to attachment 1 for 

the location exhibits.  

Parking Impacts Analysis and Proposed Mitigation 

Parking stalls  for businesses adjacent  to  the SR‐55 mainline would be directly and  indirectly  impacted 

during and after construction of this project.. In order to minimize the off‐street parking impacts to the 

affected  businesses,  it  is  assumed  that  all  needed  parking  stall  and  driveway  reconfiguration will  be 

constructed before or after the widening of SR‐55. However, some of the businesses adjacent to the SR‐

55  could  not meet  the  Off‐Street  Parking  requirements  and  due  to  the  freeway widening  and  site 

constraints, the Ricoh Corporation will have their number of parking stalls reduced.   

To minimize property takes, the impacted parking stalls need to be reconfigured to maintain the facility 

functionality.  The  Off‐Street  Parking  requirements  from  various  cities  were  used  to  determine  the 

standard  parking  stall  requirements.  Not  all  the  alternatives  have  the  same  parking  stall  impacts. 

Reconfiguring the parking stalls  in phases would ease the parking capacity for each parcel. In addition, 

contractor will seek approval from City to allow on‐street parking where designated now as no parking 

for  temporary  to  minimize  the  parking  impact  to  businesses.  The  attached  Exhibits  identifies  the 

existing, required, and proposed number of parking stalls. 
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In the result that a city parking variance is needed, each city will need to be contacted in order to start 

the parking variance process.  

Location #1: Southern California District Council of the Assemblies of God  

This two‐story office building is located along the Northbound SR‐55 just south of Cowan Avenue in the 

City of  Irvine. Alternatives 2  and 3 propose  to widen  the  SR‐55 mainline  approximately 11  feet with 

proposed retaining walls which encroach into the adjacent existing parking stalls. These existing parking 

stalls  would  be  reconfigured  in  order  to maintain  the  facility’s  functionality.  Consequently,  planter 

islands,  parking  stalls,  and  the  driveway  would  have  to  be  reconfigured.  The  off‐street  parking 

requirements  for  the City of  Irvine were used  to calculate  the number of parking  stalls  required. The 

proposed number of parking stalls did not meet the City of Irvine requirements even though it exceeds 

the number of existing stalls. Refer to Location #1 in the attachment. 

Southern California District Council Of The Assemblies Of God 
Parcel No: 427‐282‐14, 427‐282‐15 

Total Building Area 
(sqft) 

Parking Stall Requirement 
Per City of Irvine 

Parking Stalls 

Office  Office   Existing Required  Proposed 

31540  1 space per 250 sqft  89  126  94 

 

Location #2: 71‐81 Cowan Building (Leighton Building) 

Two two‐story buildings (Leighton and Caliber Collision Center)are located along the Northbound SR‐55 

east  of  the MacArthur  Blvd Northbound  off‐ramp  in  the  City  of  Irvine.  The  southerly  building  has  a 

parking garage with approximately 51 stalls.  Alternatives 2 and 3 propose to reconfigure the MacArthur 

Blvd Northbound off‐ramp due to the SR‐55 widening with a proposed retaining wall that encroaches on 

the existing parking stalls by approximately 16 feet. The existing parking stalls would be reconfigured in 

order  to maintain  the  facility’s  functionality.  Consequently,  planter  islands,    parking  stalls,  and  the 

driveway would have to be reconfigured. The parking stall additions are to be located at the Northeast 

corner of the northerly building behind the proposed retaining wall. The off‐street parking requirements 

for the City of  Irvine were used to calculate the parking requirements. The proposed parking stalls did 

not meet the City of Irvine requirements even though it exceeds the number of existing stalls. Refer to 

Location #2 in the attachment. 

71‐81 Cowan Building (Leighton Building) 
Parcel No: 427‐262‐06 

Total Building Area 
(sqft) 

Parking Stall Requirement 
Per City of Irvine 

Parking Stalls 

Office  Office   Existing Required  Proposed 

65462  1 space per 250 sqft  218  262  223 
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Location #3: Washer John (Cabinets Plus) 

This one‐story  factory  is  located  along  the Northbound  SR‐55  just north of  the Pullman Avenue  and 

Duryea  Avenue  intersection  in  the  City  of  Irvine.  Alternative  3  proposes  to  widen  SR‐55  easterly 

approximately 12 feet which encroaches into the adjacent existing parking stalls. The existing aisle width 

is more  than  the standard requirement  thus  the same number of parking stalls can be maintained by 

shifting them a few feet to the east. The off‐street parking requirements for City of Irvine were used to 

calculate  the  number  of  parking  stalls  required.  The  proposed  number  of  parking  stalls  exceeds  the 

number of required stalls. Refer to Location #3 in the attachment. 

Washer John (Cabinets Plus) 
Parcel No: 430‐115‐01 

Total Building Area 
(sqft) 

Parking Stall Requirement 
Per City of Irvine 

Parking Stalls 

Factory  Factory  Existing Required  Proposed 

43546  1 space per 1000 sqft  46  44  46 

 

Location #4: Ronald P. Beard (Motel 6 and Office) 

The 150‐room Motel 6 and  two‐story vacant office building are  located along Northbound SR‐55  just 

north of Dyer road in the City of Santa Ana. Alternatives 1, 2, 3, and 4 propose to add an exclusive lane 

along Westbound Dyer Road connecting to the Dyer NB on‐ramp. This encroaches on the existing Motel 

6 R/W and removes the existing parking stalls adjacent to Westbound Dyer Road. Twenty‐one proposed 

parking stall replacements are located at the west side of Motel 6 and two stalls at the north side. The 

office just north of the Motel 6 was vacant at the time of field survey. The parking stall calculation does 

not  include the AM/PM  in the adjacent parcel. The off‐street parking requirements from City of Santa 

Ana were used to calculate the required number of stalls. The proposed parking stalls did not meet the 

City of Santa Ana requirements even though  it exceeds the number of existing stalls. Refer to Location 

#4 in the attachment. 
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Ronald P Beard (Motel 6 and Office) 
Parcel No: 430‐031‐09, 430‐031‐03 

Total Building Area 
(sqft) 

Parking Stall Requirement 
Per City of Santa Ana 

Parking Stalls 

Office  Motel 6 (150 Rooms) 
Independence 

Office 
Existing Required  Proposed 

7638 

1 stall per room  
plus 1 stall per 10 rooms 

and  
plus 2 stalls for manager 

unit 

3 spaces per 
1000 sqft 

177  190  187 

 

 

Location #5: Pullman Property LLC (Sweet Life Bakery) 

Two  two‐story  buildings  –  Sweet  Life  Bakery  and  a  Medical  Office  Building  –  are  located  along 

Northbound SR‐55 just south of the Warner Avenue Overcrossing in the City of Santa Ana. Alternatives 3 

and  4  propose  to widen  SR‐55  approximately  24  feet which  encroaches  into  both  of  the  facilities’ 

parking stalls. The Medical Office parking stalls adjacent to freeway will be  lost due to the widening of 

SR‐55. Based on  the site constraints,  the existing parking stalls cannot be  replaced and  therefore  this 

building was identified as a full take due to the inability to function without adequate number of parking 

stalls  and  being  land  locked  by  the  widening.  The  Sweet  Life  Bakery  property  has  similar  impacts; 

however, parking for this building can be restored using the property acquired from the Medical Office 

building. The Off‐Street Parking Requirements for City of Santa Ana were used to calculate the number 

of  parking  stalls  required.  The  proposed  number  of  parking  stalls  exceeds  the  City  of  Santa  Ana 

requirements and the number of existing number of stalls. Refer to Location #5 in the attachment. 

Pullman Property LLC (Sweet Life Bakery) 
Parcel No: 430‐012‐04 

Total Building Area 
(sqft) 

Parking Stall Requirement 
Per City of Santa Ana 

Parking Stalls 

Factory  Factory  Existing Required  Proposed 

79400  1 space per 1000 sqft  66  80  89 
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Location #6: Ricoh Development of California Inc. 

Two two‐story buildings are located along SR‐55 Northbound between Bell Avenue and Valencia Avenue 

in  the  City  of  Tustin.  These  buildings  consist  of mixed  uses  that  include manufacturing  facilities  and 

warehouses. Alternatives 3 and 4 propose to widen SR‐55 approximately 24 feet which encroaches into 

the facilities’ parking stalls. These existing parking stalls will need to be reconfigured in order to maintain 

the facility’s functionality. Consequently, planter islands and parking stalls will need to be reconfigured. 

The off‐street parking requirements  from City of Tustin were used to calculate the number of parking 

stalls required. The proposed number of parking stalls is less than the existing number, but still exceeds 

the City of Tustin requirements. Refer to Location #6 in the attachment. 

Ricoh Development Of California Inc 
Parcel No: 430‐241‐07 

Total Building Area (sqft) 
Parking Stall Requirement 

Per City of Tustin 
Parking Stalls 

Manufacture  Warehouse  Manufacture  Warehouse  Existing Required  Proposed 

205856  170021 
1 space per 
500 sqft 

1 space per 
1000 sqft 

643  582  631 

 

Location #7: O’Neil Dan R (O’Neil Storage) 

This two‐story bulk storage facility  is  located along SR 55 Southbound  just between Ritchey Street and 

SR‐55 in the City of Santa Ana. Alternatives 3 and 4 propose to widen SR 55 approximately 12 feet which 

encroaches on the long parking stalls for trucks. Based on the site conditions, these long truck stalls can 

be adjusted to sufficiently provide parking for the facility. The Off‐Street Parking Requirements for City 

of Santa Ana were used to calculate the number of required parking stalls. The proposed parking stalls 

meet the City of Santa Ana requirements. Refer to Location #7 in the attachment. 

Ricoh Development Of California Inc 
Parcel No: 403‐041‐08 

Total Building Area 
(sqft) 

Parking Stall Requirement 
Per City of Santa Ana 

Parking Stalls 

 Bulk Storage 
Facility 

 Bulk Storage Facility  Existing Required  Proposed 

32782  1 space per 10,000 sqft  12  3  12 
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Location #8: HBR LLC (A‐1 Shower) 

Two one‐story open retail store buildings are  located along SR‐55  just north of the O’Neil storage and 

between Ritchey Street and SR‐55 in the City of Santa Ana. Alternatives 3 and 4 propose to widen SR 55 

approximately 12 feet and will not  impact the existing parking stalls between the two buildings. Based 

on a visit to the site, vehicles can park along the fence line adjacent to Southbound SR‐55. The freeway 

widening would discourage vehicle parking here due  to available width between  fence and buildings. 

The Off‐Street  Parking  Requirements  from  City  of  Santa  Ana were  used  to  calculate  the  number  of 

parking  stalls  required.  The proposed  number of parking  stalls  does not meet  the City of  Santa Ana 

requirements but is equal to the existing number of stalls. Refer to Location #8 in the attachment. 

HBR LLC (A‐1 Shower) 
Parcel No: 403‐041‐07 

Total Building Area 
(sqft) 

Parking Stall Requirement 
Per City of Santa Ana 

Parking Stalls 

Open 
Retail 

Open 
Retail 

Open Retail  Existing Required  Proposed 

24866  36295  2 space per 1000 sqft  118  122  118 

 

Location #9: Erickson Properties Corp/Agency City of Santa Ana (Honda Dealership) 

The dealership is located along SR 55 SB just north of Edinger Avenue Undercrossing in the City of Santa 
Ana and currently displays cars for sale. Alternatives 1, 2, 3, and 4 propose to widen SR 55 approximately 
50 feet which encroaches to the driveway and parking area adjacent to the freeway. This driveway and 
its path will need to be relocated and will encroach into the parking areas impacting parcel number 402‐
101‐45, 402‐101‐07 and 402‐101‐39. Based on the counts of the number of parking stalls for parcel no. ‐
45,  the open  retail area was  reduced by  four  stalls, but  two  stalls will be added by  reconfiguring  the 
parking and driveway. Both parcel no. ‐07 and no. ‐39 resulted in a loss of three parking stalls. Although 
the widening will reduce the number of parking stall from parcel no. ‐39, the existing condition exceeds 
the required number of parking stalls for the general region. Parcel no.  ‐07 will not meet the required 
City of  Santa Ana off‐street parking  requirements, but  the  extra  stalls  from  the  adjacent parcels will 
meet  the  overall  requirement  for  the  business.  Refer  to  location  #9  in  the  attachments  for more 
information.  
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Erickson Properties Corp/Agency City Of Santa Ana (Honda Dealership) 
Parcel No: 402‐101‐45, 402‐101‐07, 402‐101‐39 

Total Building 
Area (sqft) 

Parking Stall Requirement 
Per City of Santa Ana 

Parking Stalls 

 Car 
Dealership 

New Car Parking Lot  Existing  Required  Proposed

402‐101‐45  76369  2 spaces per 1000 sqft Open Retail  171  153  169 

402‐101‐07 
23211  2 spaces per 1000 sqft Open Retail 

51  54  48 
1966  4 spaces per 1000 sqft  Office 

402‐101‐39  59099  2 spaces per 1000 sqft Office  199  118  196 

 

Location #10: Northern McFadden (Roger Dunn Golf/McFadden Place) 

McFadden Place  includes Roger Dunn Golf, open  retail  stores, and a gym on parcel 402‐111‐24.   The 
retail store and gym are located along southbound SR55 just south of McFadden SB on‐ramp in the City 
of Santa Ana. Alternatives 1, 2, 3, and 4 propose to reconfigure the on‐ramp due to the SR 55 widening 
and will encroach into the parking lot circulation and parking stalls behind the Roger Dunn Golf building 
and  the vacant   building adjacent  to  the on‐ramp. To maintain circulation, a planter will be  relocated 
and four parking stalls at the Northeast corner will need to be removed and a new planter with concrete 
curb will be constructed to protect the building corner. In Addition, it is proposed to demolish the vacant 
building  in order to provide adequate sight distance and additional parking stalls. A docking station at 
the  Northeast  corner will  become  inaccessible  due  to  the widening.  Other  docking  stations  on  the 
property will remain. The off‐street parking requirements for City of Santa Ana were used to calculate 
the parking  requirements. The proposed number of parking stalls did not meet  the City of Santa Ana 
requirements. However,  the project also  identifies  the old REI building  (vacant building) as a  full  take 
and demolish;  therefore, 28 parking stalls can be  replaced here  in addition  to  landscaping  regions.  In 
addition,  this  parking  lot  has  a  very  low  occupancy  level  that  accommodates  the  current  parking 
demand. A second story  (not part of SR 55 widening project) was added  to  the Sender One Climbing 
building with no additional parking stalls added. However, the second story was added for rock climbing 
space  and  the  existing  parking  provides  adequate  spaces  for  the  area.  Refer  to  Location  #10  in  the 
attachment. 
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Northern Mc Fadden (Roger Dunn Golf) 
Parcel No: 402‐111‐24 

Total 
Building 

Area (sqft) 

Building 
Name 

Parking Stall 
Requirement 

Per City of Santa 
Ana 

Parking Stalls 

      Existing  Required  Proposed 

61105 
Roger Dunn Golf 

(Retail) 
5 spaces per 1000 

sqft 

 

306 

 

24448 
Sender One 

Climbing (Gym) 
1 spaces per 200 

sqft 
122 

24488 
Furniture Store 
(Furniture) 

2 spaces per 1000 
sqft 

49 

3500 
Photography 
Store (Retail) 

5 spaces per 1000 
sqft 

18 

9100 
Baseball 

Academy (Gym) 
1 spaces per 200 

sqft 
46 

9800 
Advance Office 
Supply (Retail) 

5 spaces per 1000 
sqft 

49 

12800 
Goalie Monkey 

(Retail) 
5 spaces per 1000 

sqft 
64 

12600 
Roger Dunn 
Office (Office) 

3 spaces per 1000 
sqft 

38 

24318 
Wine Club 
(Retail) 

5 spaces per 1000 
sqft 

121 

    Total  625  813  649 

 
 

Site Reconnaissance 

A site reconnaissance was conducted at these 10  locations to determine parking utilization. The study 

was conducted on Tuesday, Wednesday and Thursday between the hours of 9:30 a.m. and 11:30 a.m. to 

get  a  representative  percentage  of  parking  utilization.  The  parking  usage may  vary  based  upon  the 

different activities of the buildings. For example, Location 1  is used not only used as an office building 

but also as a church campus in which classes are held at different times of the day.  Table 2 summarizes 

the locations and percentage of the parking stalls that were occupied.  
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Table 2 ‐ Parking Lot Occupancy Survey 

No.  Location 
Day 1 

% Occupied 
Day 2 

% Occupied 
Day 3 

% Occupied 
% Average 
Occupied 

1  Southern California District Council Of 
The Assemblies Of God 

85  45  50  60 

2 
71‐81 Cowan Building (Leighton 
Building) 

90  75  75  80 

3  Washer John (Cabinets Plus)  80  70  75  75 

4  Ronald P Beard (Motel 6 and Office)  40  40  40  40 

5 
Pullman Property LLC (Sweet Life 
Bakery) 

90  85  90  88 

6  Ricoh Development Of California Inc  95  95  90  93 

7  O’Neil Dan R (O’Neil Storage)  80  75  80  78 

8  HBR LLC (A‐1 Shower)  65  60  60  62 

9 
Erickson Properties Corp/Agency City 
Of Santa Ana (Honda Dealership) 

100  100  100  100 

10  Northern Mc Fadden (Roger Dunn Golf)  50  40  50  47 

 

Only two sites had parking  lots that exceeded 90% usage – Ricoh Development of CA  Inc and Erickson 

Properties. The Ricoh building  is proposed to have 12 parking stalls eliminated, over 640 existing stalls 

which is about 1.8% reduction in parking stalls due to the SR‐55 widening. 

Conclusion 

The off‐street parking  study  conducted  showed  that  impacts  to adjacent  sites  is minimal and  can be 

mitigated  through minor parking  lot  reconfigurations.   There are a  total of 10 properties adjacent  to 

State  Route  55  that  contains  existing  parking  lots  that  will  be  impacted  as  part  of  the  widening.  

Alternative  three has  the  largest  footprint of  the  four  alternatives  and  creates  the  largest  impact  to 

these 10 properties.  The existing conditions at each of these 10 locations were recorded to determine 

the  number  of  existing  parking  stalls.    Parking  lot  requirements  for  each  of  the  10  locations were 

checked, and proposed parking  lot  reconfigurations were designed  to adhere  to  these  requirements.  

Each of the 10  locations was visited during peak usage times  in order to determine how many parking 

stalls  are  actually  occupied  throughout  the  week.    Further  parking  and  circulation  studies  will  be 

required after an Alternative is selected and impacts to these 10 locations are refined. 
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                                                        LOCATION EXHIBITS 
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SCALE:  1" = 100'
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