
L a n d 	 U s e 	 E l e m e n t

C o s t a 	 M e s a 	 G e n e r a l 	 P l a n 	 | 	 L U ‐ 2 7

  		Table	LU‐6:	Land	Use	Density	and	Intensity	Summary	

Land Use Designations 

Maximum Density Maximum Intensity 

Maximum 
Units 

Dwelling Units 
per Acre (du/ac) 

Persons per 
Acre (p/ac) 

Floor-Area Ratio 

(FAR) 

Employees per 
Acre (e/ac) 

Residential 

Low-Density Residential -- 8 du/ac 26 p/ac -- -- 

Medium-Density Residential -- 12 du/ac 38 p/ac -- -- 

High-Density Residential8,9, 10 -- 20 du/ac 50 p/ac -- --

Non-Residential or Multi-Use 

Commercial-Residential -- 12 to 17.4 du/ac 40 p/ac 0.20 to 0.40 FAR 27 e/ac 

Neighborhood Commercial -- -- 50 p/ac 0.15 to 0.75 FAR 27 e/ac 

General Commercial -- -- 50 p/ac 0.20 to 0.75 FAR 27 e/ac 

Commercial Center3,4 -- -- 50 p/ac 0.25 to 0.75 FAR 27 e/ac 

Urban Center Commercial2 660
20 du/ac 

80 du/ac 
50 to 210 p/ac 0.48 to 0.79 FAR 27 e/ac 

Cultural Arts Center2 535 -- 25 p/ac 1.77 FAR 275 e/ac 

Regional Commercial5,6 -- 50 p/ac 0.652 to 0.89 FAR 53 p/ac 

Industrial Park -- -- 50 p/ac 0.20 to 0.75 FAR 58 e/ac 

Light Industrial -- -- 50 p/ac 0.15 to 0.75 FAR 58 e/ac 

Public and Institutional -- -- -- 0.25 FAR 44 e/ac 

Golf Course -- -- -- 0.01 FAR -- 

Fairgrounds -- -- -- 0.10 FAR 14 e/ac 

Multi-Use Center7 
582 6 du/ ac

 40 du/ac 
110 p/ac 0.25 FAR 4 to 15 e/ac 

Overlays and Urban Plans 

Residential Incentive Overlay -- 30 du/acre 82 p/acre N/A N/A 

SoBECA Mixed-Use Overlay1 450 40 du/ac 110 p/ac 1.00/1.25 FAR 27 to 44 e/ac 

Harbor Mixed-Use Overlay1 20 du/ac 55 p/ac 1.00/1.25 FAR 27 to 44 e/ac 

Westside Urban Plans1 -- 20 du/ac 55 p/ac 1.00/1.25 FAR 27 to 44 e/ac 

Notes: 
1. Increase in FAR from 1.00 to 1.25 may be allowed for mixed-use plans exhibiting design excellence. 
2. Refer to the North Costa Mesa Specific Plan for detailed density/intensity and trip budgets for specific sites.
3. The Home Ranch site has a site-specific FAR of 0.64 for office development; residential development is not permitted 

due to the site-specific FAR. 
4. For the LA Times site, 0.54 FAR applies to commercial development and 0.64 applies to office development. 
5. Residential development is not permitted due to the site-specific FARs. 
6. South Coast Plaza, west of Bear Street has a 0.89 FAR and east of Bear Street has a 0.652 FAR. 
7. Of the 582 units, 332 would be designated at 40 du/ac that may be allowed at the Shannon Mountain’s site within the 

Fairview Development Center. 
8. The 38-unit residential project at 1957 Newport Blvd. and 390 Ford Road has a Site Specific Density of 20.4 du/acre.

9. The One Metro West Specific Plan has a site-specific FAR of 2.22 and density of 80 dwelling units per acre. Refer to
Specific Plan text for further information. 

9.10. The HIVE LIVE site has a site specific residential base density maximum of 62.3 units/acre (or maximum base 
density of 875 dwelling units. 
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building height and mix of dwelling units and hotel rooms, are contained in 

the North Costa Mesa Specific Plan. 

In 2014, a site-specific density of 58 units/acre and site-specific building height 

of five and six stories were established for a 4.17-acre site at 125 East Baker 

Street.  The project featured a five-story, 240-unit apartment building and six-

story parking structure. 

In 2015, a 224-unit apartment building on a 4.15-acre property at 2277 Harbor 

Boulevard was approved.  The approved project involved: (1) Change of the 

land use designation from General Commercial to High Density Residential; (2) 

site-specific base density of 40 du/acre with a development incentive for an 

additional 58 dwelling units, for an overall site-specific density of 54 du/acre; 

(3) site-specific building height for a five-level parking structure.   Rezone R-

14-04 from C1 (Local Business District) to PDR-HD (Planned Development 

Residential – High Density) was also approved.  Based on a Settlement 

Agreement executed on June 21, 2018, the project was modified to maximum 

200 units including nine very low-income units subject to a fifty-five year 

restrictive covenant. 

An approximately 9.57-acre portion of the HIVE LIVE site is designated High 

Density Residential. The HIVE LIVE site, which is within the North Costa Mesa 

Specific Plan, permits a site-specific base density of up to 62.3 units/acre (or a 

maximum base density of 875 dwelling units across the entire HIVE LIVE site). 

In 2021, the City Council approved the One Metro West project which is a 

mixed-use development on a 15.23-acre property located at 1683 Sunflower 

Avenue. The approval included the following entitlements: general plan 

amendment (GP-20-01), rezone (R-20-01), specific plan (SP-20-01), master 

plan (PA-19-19), and Tentative Tract Map No. 19015 (T-19-01). The land use 

plan for One Metro West depicts the following: three multi-family residential 

structures with 1,057 multi-family residential units and associated amenities 

including parking structures within a base building height of seven stories; one 

25,000 square foot creative office building; 6,000 square feet of supporting 

special retail uses; a 1.5 acre open space; two off-site improvements that 

relate to the trail connection to the Santa Ana River Trail and improvements 

to the south side of Sunflower Avenue north of the South Coast Collection 

retail center. 
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buildings to mid- and high-rise buildings of four to approximately 25 stories, provided 

the maximum building height set forth in the North Costa Mesa Specific Plan is not 

exceeded. Appropriate uses include offices, retail shops, restaurants, residential, and 

hotels. 

For mixed-use projects that include separate or distinct components, the 

nonresidential FAR standard and the residential density standard shall apply to each 

of the respective components, not the entire project site. For mixed-use projects that 

do not include distinct elements or include mixed-use buildings, the overall level of 

intensity shall be governed by the allowable nonresidential FAR and the maximum 

number of residential units identified in this designation for a specific project site. 

Developments shall also comply with the established trip budget standards and 

comply with the most restrictive standard.  

Complementary residential uses within this designation may be allowed through the 

Planned Development zone process. The maximum allowable residential density 

within this designation shall be 20 dwelling units per acre, unless otherwise specified 

in the North Costa Mesa Specific Plan. 

The Urban Center Commercial designation includes the following major 

developments: 

 Automobile Club of Southern California

 Metro Pointe

 South Coast Metro Center/Experian

 Sakioka Lot 2 (as of 2015, unbuilt)

 HIVE LIVE (Parcel A)

All of these four properties had development agreements with the City of Costa 

Mesa that vested maximum development square footages, floor area ratios, trip 

budgets, and allowed uses. Provided in Table LU-11: Urban Center Major 

Developments, is a summary of the various land use standards that apply to these 

major developments. Please refer to the North Costa Mesa Specific Plan for 

additional information related to these properties. See Figure LU-6 for Sakioka Lot 2 

land use plan.  
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		Table	LU‐11:	Urban	Center	Major	Developments	

Area Acres 

Maximum Peak Hour Vehicle Trip Budget 

North Costa 
Mesa Specific 
Plan Applies 

Development 
Agreement 

Non-Residential 

Building Sq.Ft./FAR 

Allowable 
Residential 

Units 
A.M. P.M.

Automobile 
Club of 
Southern 

California1 

43 
967,000 sf   

0.56 FAR 
0 1,1902 1,5762 No

South Coast 
Metro 

Center/ 
Experian1 

45 

Residential Option: 
1,335,386 sf  

0.69 FAR 

Non-Residential 
Option: 

1,546,180 sf 

 0.79 FAR 

Residential 
Option:  

484 units 

Residential 
Option: 1,9312  

Non-
Residential 

Option: 1,8862 

Residential 
Option: 

1,9762 

Non-
Residential 

Option: 
1,9942 

Yes 

Sakioka Lot 21 33 

Non-Residential:  
863,000 sf 

1.0 retail FAR 

1.0 office FAR 

Residential 
Option:  

660 units 
1,0622 1,4072 Yes 

HIVE LIVE 4.68 
Non-Residential: 

70,128 sf  

Residential 
Option: 875 

units3 

376 362 Yes 

Notes:		
1. A	development	agreement	specifies	the	maximum	building	square	footage	and	floor	area	ratio,	which	is

consistent	with	the	North	Costa	Mesa	Specific	Plan	and	General	Plan.	
2. Vehicle	trips	per	hour	
2.3. HIVE	LIVE	residential	development	is	reflective	of	a	maximum	base	density	of	62.3	units/acre	across	the	entire	

14.25‐acre	HIVE	LIVE	site.	Please	refer	to	the	North	Costa	Mesa	Specific	Plan	
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with strictly nonresidential development. In 2014, an alternative development 

option for 393 apartment units was approved. This scenario also results in 

decrease in trip budget. The North Costa Mesa Specific Plan provides further 

detail for these properties.  

Sakioka	Lot	2	

The 33-acre Sakioka Lot 2 is located south and east of Anton Boulevard.  This 

site is undeveloped except for farmhouses and farm operation facilities.  

Pursuant to a development agreement, the maximum allowable building 

square footage is of 863,000 square feet.  A maximum 1.0 FAR shall be applied 

for nonresidential development.   

The maximum residential density shall be 28 dwelling units per acre for the 

residential component of a mixed-use development (see “Mixed-Use” 

discussion in the Specific Plan) or a maximum of 80 dwelling units per acre if 

an independent parcel is developed as residential community including 

affordable housing (see “Affordable Housing/Density Bonus discussion in the 

Specific Plan).   

Future development on Sakioka Lot 2 is subject to the trip budget limitation, 

applicable development standards of the PDC zone, and consistency with the 

both the North Costa Mesa Specific Plan and the General Plan.   

HIVE LIVE 

An approximately 4.68-acre portion HIVE LIVE property is designated Urban 

Center Commercial. The HIVE LIVE property is located in the Segerstrom 

Home Ranch Sub-Area of the North Costa Mesa Specific Plan. It is located 

west of Susan Street and north of Coast Drive. The site is currently developed 

with an exiting office development and a grass field that was previously used 

for the LA Chargers training facility. Pursuant to a development agreement, 

site specific intensity and density were established: (1) up to 875 base 

dwelling units across the entire HIVE LIVE property, with minor accessory 

retail, and (2) 70,128 square feet of non-residential use on Parcel 1 (if 

residential uses are not established). 

Future development on HIVE LIVE property is subject to an applicable trip 

budget limitation, applicable development standards of the PDC and PDR-HD 
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zones, and consistency with the both the North Costa Mesa Specific Plan and 

the General Plan. 

Cultural Arts Center 

The Cultural Arts Center designation is applied to the 57.3 acres, including 

private streets, that comprise South Coast Plaza Town Center.  This area is 

generally bounded by Sunflower Avenue to the north, Bristol Street to the 

west, Avenue of the Arts to the east, and the San Diego Freeway to the south.  

This designation is limited to this geographical area, and it is not intended to 

be applied to other locations in the City. 

The Cultural Arts Center designation allows intensely developed mixed 

commercial and cultural uses within a limited area.  The intended uses within 

this designation include mid- to high-rise offices, hotels, restaurants, retail, and 

cultural uses (theater, art museum or academy, etc.), as well as mid- to high-

rise residential units in limited areas that are defined in the North Costa Mesa 

Specific Plan.  It serves as the cultural center of the community and provides a 

focus to the arts-related uses, with the complement of nearby employment 

and shopping opportunities. 

The overall allowable FAR standard for this designation is 1.77.  Included in 

this FAR calculation is the land dedicated or reserved in 2000 for the Avenue 

of the Arts off-ramp and associated flood control channel improvements.  The 

1.77 FAR may be exceeded on individual parcels within South Coast Plaza 

Town Center, provided that over the entire 54-acre site the 1.77 FAR is not 

exceeded.  Further delineation of the allocation within South Coast Plaza 

Town Center of the FAR and trip budget is provided in the North Costa Mesa 

Specific Plan.   

In 2006, a high-rise residential development option for each of the three sub-

areas in South Coast Plaza Town Center was approved. The maximum number 

of residential units allowed in the entire South Coast Plaza Town Center is 535 

units.  The high-rise residential development option is further detailed in the 

North Costa Mesa Specific Plan. As shown in Table LU-12, this scenario results 

in a corresponding decrease in the maximum allowable FAR and building 

square footages for non-residential buildings in order to maintain the A.M. and 

P.M. trip budgets established for the South Coast Plaza Town Center.
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Table	LU‐20:	General	Plan	Land	Use	2035	

Land Use Designations 
Net 

Acres 

Residential 
Dwelling Units 

Non-Residential 
Square Feet 

2015 
Existing 

2035 
Future 

2015 
Existing 

2035 
Future 

Residential 

Single-Family 2,088.2 14,210 14,791 -- --

Multi-Family 
1,720.2
1,729.5

7 
28,413  36,958 -- -- 

Non-Residential 

Commercial-Residential 47.9 -- -- 543,000 455,200

Neighborhood Commercial 40.5 -- -- 338,000 472,100 

General Commercial 616.3 -- -- 7,065,300 8,556,100 

Commercial Center 117.5 -- -- 733,000 1,075,800 

Urban Center Commercial 
126.313

0.98 
-- -- 4,550,700 5,581,200

Cultural Arts Center 57.3 -- -- 2,673,300 4,869,800 

Regional Commercial 147.9 -- -- 2,723,700 3,260,800 

Industrial Park 
632.661

8.4 
-- -- 8,684,500  9,895,000  

Light Industrial 378.1 -- -- 4,402,500 2,838,000 

Public and Institutional 1,263.4 -- -- 1,989,000 3,970,700 

Golf Course 553.7 -- -- 84,200 84,200 

Fairgrounds 150.0 -- -- 454,450 1,020,400

Multi-Use Center 102.6 -- -- -- 279,000 

Totals 8,044.5 42,623
50,692 

33,916,000 42,553,000 

Notes:	

1. Includes	Low‐Density	Residential	General	Plan	land	use	designation.
2. Includes	Medium‐Density,	High‐Density,	and	Commercial‐Residential,	Overlays	General	Plan	land	use	

designations.	
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