




























































































































































CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 25-609 Meeting Date: 12/8/2025

TITLE:

AN ORDINANCE TO AMEND TITLE 13 OF THE COSTA MESA MUNICIPAL CODE TO ALLOW FOR
MINISTERIAL APPROVAL OF TWO-UNIT SMALL LOT ORDINANCE PROJECTS (PCTY-25-0007)

DEPARTMENT: ECONOMIC AND DEVELOPMENT SERVICES
DEPARTMENT/PLANNING DIVISION

PRESENTED BY: CHRIS YEAGER, SENIOR PLANNER

CONTACT INFORMATION: CHRIS YEAGER, 714-754-4883;
Christopher.Yeager@costamesaca.gov

RECOMMENDATION:

Staff recommends the Planning Commission adopt a Resolution to:

1. Find that the project is exempt from the provisions of the California Environmental Quality Act
(CEQA) pursuant CEQA Guidelines Section 15061(b)(3); and

2. Recommend that the City Council adopt an Ordinance approving Code Amendment PCTY-25-
0007, amending Title 13 of the Costa Mesa Municipal Code (Zoning Code) pertaining to two-unit
Small Lot Ordinance projects.
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PLANNING COMMISSION 
AGENDA REPORT  
MEETING DATE:  December 8, 2025             ITEM NUMBER: PH-3 

SUBJECT: AN ORDINANCE TO AMEND TITLE 13 OF THE COSTA MESA 
MUNICIPAL CODE TO ALLOW FOR MINISTERIAL APPROVAL OF 
TWO-UNIT SMALL LOT ORDINANCE PROJECTS (PCTY-25-0007) 
 

FROM:  ECONOMIC AND DEVELOPMENT SERVICES 
DEPARTMENT/PLANNING DIVISION  
 

PRESENTATION BY:     CHRIS YEAGER, SENIOR PLANNER 
                                 
FOR FURTHER 
INFORMATION 
CONTACT: 
 

CHRIS YEAGER 
714-754-4883 
Christopher.Yeager@costamesaca.gov 

 
RECOMMENDATION 
 
Staff recommends the Planning Commission adopt a Resolution to:  
 

1. Find that the project is exempt from the provisions of the California 
Environmental Quality Act (CEQA) pursuant CEQA Guidelines Section 
15061(b)(3); and 

 
2. Recommend that the City Council adopt an Ordinance approving Code 

Amendment PCTY-25-0007, amending Title 13 of the Costa Mesa Municipal 
Code (Zoning Code) pertaining to two-unit Small Lot Ordinance projects.  

 
APPLICANT OR AUTHORIZED AGENT 
 
The subject Zoning Code Amendment is a City-initiated request. 
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BACKGROUND 
 
Small Lot Subdivision Ordinance History 
 
On April 1, 2014, the City adopted the Small Lot Subdivision Ordinance (SLO) (Ord. 14-
04), which allows the subdivision of multi-family zoning lots into small, fee-simple parcels 
without requiring a common lot or the formation of a homeowners’ association (HOA).  
The SLO applies to residential subdivisions of two to fifteen (2–15) units within the cty’s 
multi-family zones, which includes: the (R2-MD) Multiple-Family Residential District, 
Medium Density, the (R2-HD) Multiple-Family Residential District, High Density, and the 
(R3) Multiple-Family Residential Districts. The purpose and intent of the SLO was to 
promote attainable ownership housing by allowing more flexible development standards 
and maintenance mechanisms for underutilized multi-family lots, while staying within 
densities permitted by the General Plan. 
 
The 2014 Ordinance (among other associated revisions) added a dedicated section 
within the Zoning Code (Section 13-42) establishing development standards for 
detached residential projects of up to 15 units without modifying the existing “Common 
Interest Development” standards. The SLO was not intended to increase allowable 
density within multi-family zones, alter minimum parking requirements, or change the 
existing approval process for small subdivisions (Parcel/Tract Maps). 
 
At the time of adoption, this was the first SLO in Orange County. See the links below for 
additional information regarding the initial Ordinance:  
 
April 1, 2014 Staff Report (2nd Reading):   
http://ftp.costamesaca.gov/costamesaca/council/agenda/2014/2014-04-01/OB-1.pdf  
 
March 4, 2014 Staff Report (1St Reading): 
https://www.costamesaca.gov/home/showpublisheddocument/13817/6364905638666
70000  
 
Since 2014, the SLO has been amended by the Council on three occasions.  Below is a 
summary and of the amendments (links are also provided):   

• April 21, 2015 (Ord. 15-03): Revised side-yard setbacks from 10 feet to 5 feet to 
align with the R2-MD, R2-HD, and R3 development standards, and modified 
parking requirements to allow one (1) open parking space.  

• September 18, 2018 (Ord. 18-10): Further amended the SLO to revise open space 
and second-floor setback requirements, allow two (2) open parking spaces, and 
update flag-lot driveway design standards. 

• December 7, 2021 (Ord. 21-20): Council approved a technical code clean-up to 
the Zoning Code. As a result, the SLO was amended to eliminate the limitation that 
side-by-side attached units be restricted to four (4) or fewer units per building and 
removed the prior requirement to include a façade break between such units. 
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Since the initial adoption of the SLO, Planning Commission review has been required for 
the requisite tentative tract/parcel map, and Design Review is typically required for most 
applications.  Specifically, in the City, any construction that results in three or more 
dwelling units on a development lot in any residential zone, except planned 
development, is subject to design review.  Additionally, for projects with less than three 
units, the City’s current standards requires minor design review for any two-story 
construction on a lot that results in two or fewer dwelling units or any second-story 
addition on a lot with more than two dwelling units in the multifamily zones (R2-MD, R2-
HD, and R3), and any two-story construction or second-floor addition in the R1 zone.   
 
Senate Bill (SB) 9 – Urban Lot Split for R1 
 
On January 1, 2022, Senate Bill 9 (SB 9) went into effect, requiring ministerial review for 
qualifying two-unit developments and for “urban lot splits” in the City’s Single Family 
Residential (R1) zoning district. The law limits local discretionary review and caps the 
number of units per lot created by the statute to a practical maximum of four units on an 
original single-family lot when combined with Accessory Dwelling Units (ADUs) and/or 
Junior Accessory Dwelling Units (JADUs).  Under these requirements, both one- and two-
story structures are permitted by right.     
 
Additionally, approval of SB 9 projects can only be based on objective standards which 
the City Council incorporated into Urgency Ordinance 2021-21 on December 7, 2021. 
More recently, on October 7, 2025, City Council codified the Urgency Ordinance as part 
of a Technical Code Update. See the links below for additional information.  
 
December 7, 2021 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=5349698&GUID=33A8811C-
7717-4B91-B25C-6E6E2A7787E4  
 
December 7, 2021 Video: 
https://costamesa.granicus.com/player/clip/3805?view_id=14&redirect=true  
   
October 7, 2025 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7686606&GUID=4504BA6A-
3428-43CD-B106-68DFECF410F0  
 
October 7, 2025 Video:  
https://costamesa.granicus.com/player/clip/4311?view_id=14&redirect=true  
 
With the adoption of these Ordinances, ministerial processing of two-lot subdivisions is 
now permitted on all R1 properties in the City. However, the Zoning Code does not allow 
for the same ministerial processing in multiple-family residential zones, where multi-
family developments are more likely to already exist. Currently, the City’s SLO (Chapter 
V, Article 2.5 of the Zoning Code) allows for the subdivision of multiple-family zoned 
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properties into a maximum of 15 fee-simple lots at the density established by the 
underlying zoning district. SLO projects are subject to specific development standards 
and are required to obtain Planning Commission approval of tentative parcel/tract map 
and as noted above, often design review.   This code amendment is proposed to allow 
for ministerial processing of parcel maps and development applications for two-unit SLO 
subdivisions on all multiple family zoned lots in the City (R2-MD, R2-HD, and R3), similar 
to what is permitted in the R1 district.  
 
DESCRIPTION  
 
The Zoning Code amendment is proposed to allow for ministerial processing of two-unit 
small lot subdivisions, Chapter II, Section 13-29; and Chapter V, Section 13-42.2 and 
Chapter V, Section 13-42.3 of the Zoning Code are proposed to be amended to allow for 
a ministerial review of subdivisions of up to two main units in multiple-family zoning 
districts (R2-MD, R2-HD, and R3 zones). Three or more main units (up to 15 units) would 
still be required to obtain approval from the Planning Commission.  
 
Additional amendments to the SLO are proposed to provide clarity, ensure consistency 
with past practices, and reduce barriers to housing development, further increase 
opportunities for home ownership, and eliminate Design Review for projects containing 
two or fewer units.   
 
To ensure that all projects are processed ministerially using objective standards, a new 
development checklist (Attachment 3) is proposed and would be required for all 
ministerial SLO applications. 
 
ANALYSIS 
 
The existing SLO (Chapter V, Section 13-32 of the Zoning Code) consists of sections 
outlining the application and specific development standards and requirements. The 
proposed SLO code amendment also includes modifications to the development 
standards to provide clarity and to reduce burdens on SLO projects.  Each proposed 
subdivision, whether ministerial or not, would largely still be subject to the same 
requirements that are currently in place. To facilitate the ministerial review, the Planning 
Application section of the zoning code is also proposed to be amended.  
 
The following discussion outlines the proposed revisions to the Zoning Code and 
provides justification for said revision. The comprehensive strikethrough version is 
included in Attachment 2. 
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Planning Applications 
 
Zoning Code Chapter III, Table 13-29(c), Planning Applications Review Process, is 
proposed to be modified to allow for the ministerial processing of parcel maps for two-
unit SLO subdivisions. The table includes provisions that no public notice or public 
hearing is required and that the Planning Division would be the final review authority for 
qualifying projects.  
 
As noted above, the City adopted a process and standards for approving tentative parcel 
maps for urban lot splits in the R1 zoning district; however, the Planning Application table 
was never modified to allow for the ministerial approval of those parcel maps. This code 
amendment remedies this omission and indicates that two-unit subdivisions will be 
reviewed in the same manner, as currently allowed in the R1 zoning district.   
 
Small Lot Ordinance Planning Applications Required 
 
Zoning Code Chapter V, Section 13-42.2 requires a subdivision and design review to be 
reviewed by the Planning Commission for two-unit, SLO projects. This code section is 
proposed to be amended exempts two-unit SLO from the design review requirements 
and to allow for ministerial processing of requisite parcel maps.  
 
To maintain the ministerial processing of two-unit developments, design review would 
no longer be required; however, any proposed project would be required to submit a 
SLO Checklist (Attachment 3) with an application, which is further discussed below.  The 
project and checklist would be reviewed against the applicable objective development 
standards to ensure compliance.  
 
Small Lot Ordinance Development Standards and Requirements  
 
Zoning Code Chapter V, Section 13-42.3 provides the development standards and 
requirements for all SLO projects. Amendments to this section are proposed to provide 
clarity based on interpretations and previous project approvals. Language is proposed 
to clarify the setback required for the development lots, and not the individual subdivided 
lots. The front setback is already called out as the development lot; however, the side and 
rear setbacks are not clear. Previous approvals of SLO projects throughout the City have 
included the requirement as development lot setbacks and this proposed code 
amendment would codify these practices.  
 
It is typical for SLO projects to include flag lots on narrow parcels with a front unit and a 
second unit being constructed behind accessed by a driveway on either side of the front 
unit. These lots are referred to as flag lots. The SLO flag lot driveway standards require a 
16-foot-wide driveway to access the rear unit. Residential Development Standards that 
apply to all other residential projects (CMMC Table 13-32), require a minimum driveway 
width of 10 feet for driveways providing access to only one unit. The code amendment 
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proposes to reduce the required driveway width to 10 feet for flag lots provided that the 
driveway provides access to only one unit. The reduced driveway width would allow for 
additional buildable space on the development lot.  
 
Two Unit Small Lot Ordinance Check List 
 
The ordinance introduces that ministerial approval of a project can be obtained when it 
meets objective standards. To ensure objectivity, and to provide transparency to 
developers, a Two-Unit SLO Checklist (Attachment 3) is proposed which would outline all 
standards, requirements, and objective design guidelines listed in the City’s Residential 
Design Guidelines for the proposed projects. 
 
Two-unit small lot subdivision projects would be required to complete the checklist with 
the project application. Staff will verify the project and check the applicable development 
standards, and as long as all items comply with the requirements, the project can be 
approved without a public hearing. If a project does not meet all of the objective 
standards, the existing zoning code includes provisions for deviations including minor 
modifications, administrative adjustments, variances, and minor design review which 
would allow for specific deviations to the requirements on a case-by-case basis. 
 
Fiscal Analysis:   
 
Since 2014, the City has approved 77 Small Lot Ordinance (SLO) projects. Of these, 47 
were two-unit SLO projects, which totals approximately 66 percent of all SLO 
applications. With the proposed transition to a ministerial review process for two-unit SLO 
subdivisions, staff anticipates a meaningful reduction in processing time and associated 
discretionary review tasks. As a result, the fees currently charged for SLO applications will 
need to be reevaluated by the City Council to ensure they align with the staff resources 
needed for the ministerial process. 
 
For reference, the City’s adopted Fee Schedule currently includes application fees for 
SLO projects consisting of a $3,925.39 Tentative Parcel Map fee and, in most cases, an 
additional Design Review fee of $3,925.39, for a typical total of $7,850.78. For 
comparison, the ministerial Lot Line Adjustment fee (applied to Urban Lot Splits (SB 9 
projects)) is $1,549.49. This comparison highlights the need for the Council to reassess 
SLO-related fees to reflect the streamlined ministerial review process. 
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GENERAL PLAN CONFORMANCE 
 
The proposed Zoning Code Amendment would continue to allow for high-quality SLO 
developments within Costa Mesa and encourage economic growth in the community 
by reducing barriers for two-unit projects in multiple-family residential zones. The 
implementation of ministerial zoning approval included in the code amendment 
provides support for housing development within the City and streamlines approval 
processes for building permits and entitlements. In addition, the modification of the 
development standards would bring the code into conformance with existing practice 
and other residential development standards.   
 
The Housing Element includes various programs to remove governmental constraints 
related to housing production. It endorses implementing zoning and process changes 
to make sites available and realistic for housing. The proposed zoning code 
amendment allowing for ministerial approvals and provides objective standards 
thereby removing the discretionary barriers for two-unit projects in multi-family 
residential zones 
 
The proposed ordinance is in conformance with the City’s General Plan including: 
 

• Policy LU-1.2 Balance economic gains from new development while preserving 
the character and densities of residential neighborhoods. 

• Policy LU-1.3 Strongly encourage the development of residential uses and 
owner-occupied housing (single-family detached residences, condominiums, 
townhouses) where feasible to improve the balance between rental and 
ownership housing opportunities. 

• HE Goal #2: Facilitate the creation and availability of housing for residents at all 
income levels and for those with special housing needs.   

 
ENVIRONMENTAL DETERMINATION 
 
The adoption of the Ordinance is exempt from the California Environmental Quality 
Act (CEQA) pursuant to CEQA Guidelines Section 15061(b)(3), the common-sense 
exemption. This exemption is typically applied to procedural-only code amendments 
in which no increase in density is created, no new land uses are authorized, and no 
reasonably foreseeable physical change to the environment could occur. The 
proposed Ordinance fits squarely within this category. It establishes a ministerial 
review process and objective standards for two-unit residential developments on 
parcels already zoned for residential use, and it does not expand the range of 
permitted uses or increase allowable density beyond what is already established under 
the General Plan and existing zoning regulations. The Ordinance also does not 
authorize construction on any specific site or grant any development entitlement; 
rather, it simply streamlines the review process by removing discretionary hearings and 
clarifying procedural steps. Any future project would remain subject to ministerial 
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review and would be independently responsible for demonstrating eligibility for any 
applicable CEQA exemption. Because the Ordinance is limited to procedural changes 
and has no potential to result in a reasonably foreseeable physical impact on the 
environment, it is exempt under CEQA Guidelines Section 15061(b)(3). 
 
ALTERNATIVES 
 
The Planning Commission has the following alternatives: 
 

1. Recommend City Council approval with modifications. The Planning 
Commission may recommend approval with modifications to the amended Code 
sections or removal of items from the Zoning Code Amendment provided that the 
revisions are consistent with State law. 
 

2. Recommend that the City Council not adopt the revisions to the City’s Zoning 
Code. The Planning Commission may recommend that the City Council not adopt 
the proposed Zoning Code amendments. 
 

3. Continue the Ordinance review to a date certain. The Planning Commission 
may continue the item to a date certain with direction for staff to return with 
additional information, changes and/or clarifications for Planning Commission 
consideration. 

 
NOTICE 
 
Pursuant to government Code Section 65854(a), a 1/8th page public notice was 
published once in the Daily Pilot newspaper on November 15, 2025 no less than 20 
days prior to the December 8, 2025, public hearing. 
 
CONCLUSION 
 
The proposed Zoning Code Amendment would allow for ministerial approval of two-
unit SLO projects and clarify development standards based on past practices and 
previously approved projects.  The revisions do not increase allowable density in multi-
family zones, or alter minimum parking requirements.  The amendment is consistent with 
the General Plan and State law, and is intended to remove barriers and streamline the 
review process while minimizing potential impacts on neighboring properties. 
 
ATTACHMENTS 
 

1. Draft Resolution 
a. Exhibit A – Draft Ordinance (with redlines and strikeout formatting) 

2. Draft Two Unit Small Lot Ordinance Checklist 
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ATTACHMENT 1 

RESOLUTION NO. PC-2025- 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF COSTA MESA, 
CALIFORNIA RECOMMENDING THAT THE CITY COUNCIL ADOPT AN ORDINANCE 
TO AMEND TITLE 13 OF THE COSTA MESA MUNICIPAL CODE (PLANNING ZONING 
AND DEVELOPMENT) TO ALLOW FOR MINISTERIAL PROCESSING OF TWO-UNIT, 
SMALL LOT SUBDIVISION PROJECTS (CODE AMENDMENT PCTY-2025-0007) 

 
THE PLANNING COMMISSION OF THE CITY OF COSTA MESA, CALIFORNIA FINDS 

AND DECLARES AS FOLLOWS: 

WHEREAS, the proposed Ordinance (Code Amendment PCTY-25-0007) would 

amend the City’s Zoning Code, Title 13 of the Costa Mesa Municipal Code (Planning 

Zoning And Development), to allow for ministerial approval of two-unit small lot ordinance 

projects in multi-family zones (R2-MD, R2-HD, and R3 Districts); and 

 WHEREAS, the Ordinance would amend portions of Title 13, Chapter II, Section 13-29: 

Planning Applications; Chapter V, Section 13-42.2: Planning Applications Requires; and 

Section 13-42.3: Development standards and requirements; and    

 WHEREAS, the Ordinance would establish a checklist which would occupancy all 

two-unit small lot ordinance projects to ensure that ministerial projects are approved 

objectively; and 

 WHEREAS, a duly noticed public hearing held by the Planning Commission on 

December 8, 2025, with all persons having the opportunity to speak for and against the 

proposal. 

 NOW THEREFORE, THE COSTA MESA PLANNING COMMISSION HEREBY 

RESOLVES AS FOLLOWS: 

1. The Planning Commission recommends the City Council adopt a Resolution 

determining the action is exempt from the California Environmental Quality Act 

(CEQA) under the commonsense exemption set forth in CEQA Guidelines Section 

15061(b)(3), as it can be seen with certainty that this action will not have any 

significant effect on the environment; and  

2. The Planning Commission recommends the City Council adopt the Ordinance 

attached hereto as Exhibit A. 
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 BE IT FURTHER RESOLVED that the CEQA exemption for this project reflects the 

independent judgement of the City. 

 BE IT FURTHER RESOLVED that if any section, division, sentence, clause, phrase 

or portion of this resolution, or the document in the record in support of this resolution, are 

for any reason held to be invalid or unconstitutional by a decision of any court of competent 

jurisdiction, such decision shall not affect the validity of the remaining provisions. 

 PASSED AND ADOPTED this 8th day of December, 2025. 
 
 
 
 
             

Jeffery Harlan, Chair 
Costa Mesa Planning Commission 
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STATE OF CALIFORNIA ) 
COUNTY OF ORANGE )ss 
CITY OF COSTA MESA ) 
 
 

I, Carrie Tai, Secretary to the Planning Commission of the City of Costa Mesa, do 
hereby certify that the foregoing Resolution No. PC-2025-   was passed and adopted at a 
regular meeting of the City of Costa Mesa Planning Commission held on December 8, 
2025 by the following votes: 
 
 
AYES:    
 
NOES:   
 
ABSENT:  
 
ABSTAIN:   
 
 
 
 
              
       Carrie Tai, Secretary 

Costa Mesa Planning Commission 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

         Resolution No. PC-2025- 
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Exhibit A 
  

ORDINANCE NO. 2026-xx 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COSTA MESA, 
CALIFORNIA, AMENDING TITLE 13 OF THE COSTA MESA MUNICIPAL CODE 
(PLANNING ZONING AND DEVELOPMENT) TO ALLOW FOR MINISTERIAL 
PROCESSING OF TWO-UNIT SMALL LOT ORDINANCE PROJECTS (CODE 
AMENDMENT PCTY-2025-0007) 
 

THE CITY COUNCIL OF THE CITY OF COSTA MESA, CALIFORNIA DOES 

HEREBY FIND AND DECLARE AS FOLLOWS: 

WHEREAS, the Zoning Code (Title 13 of Costa Mesa Municipal Code) sets the 

zoning and land use regulations for the City of Costa Mesa in general; and  

WHEREAS, the purpose of this code amendment is to reduce barriers to 

developing two-unit small lot ordinance projects in the City; and 

 WHEREAS, a duly noticed public hearing was held by the Planning Commission 

on December 8, 2025 with all persons having the opportunity to speak for and against the 

proposal; and 

WHEREAS, the Planning Commission recommended that the City Council adopt 

this ordinance updating the Zoning Code as set forth herein on a X-X vote; and,  

 WHEREAS, the City Council held a public hearing on __________ with all persons 

having the opportunity to speak for and against the proposal. 

Now, therefore, THE CITY COUNCIL OF THE CITY OF COSTA MESA, 

CALIFORNIA DOES HEREBY ORDAIN AS FOLLOWS: 

Section 1. Title 13 Chapter II, Section 13-29 Planning Application Review Process, Table 

13-29 (c) of the Costa Mesa Municipal Code is hereby amended to read as follows:  

 
TABLE 13-29(c) 

PLANNING APPLICATION REVIEW PROCESS 

Planning 
Applications 

Public 
Notice 

Required 

Public 
Hearing 

Required 
Recommending 

Authority 
Final Review 

Authority 

Notice 
of 

Decision 
Development 
Review 
Minor 
Modification 

No No None Planning 
Division No 
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TABLE 13-29(c) 
PLANNING APPLICATION REVIEW PROCESS 

Planning 
Applications 

Public 
Notice 

Required 

Public 
Hearing 

Required 
Recommending 

Authority 
Final Review 

Authority 

Notice 
of 

Decision 
Reasonable 
Accommodation No No None Planning 

Division No 

Lot Line 
Adjustment No No None Planning 

Division No 

Tentative Parcel 
Map for Urban 
Lot Splits and 
Small Lot 
Subdivisions 
(two units or 
fewer) 

No No None Planning 
Division No 

Special Use 
Permit Yes Yes None Planning 

Division No 

Administrative 
Adjustment 
Minor 
Conditional Use 
Permit Minor 
Design Review 
Planned 
Signing 
Program 

Yes No None Zoning 
Administrator Yes 

Design Review 
Mobile Home 
Park 
Conversion 
Common 
Interest 
Development 
Conversion 
(Residential or 
Nonresidential) 
Specific Plan 
Conformity 
Review  
Tentative Parcel 
Map 

Yes Yes Planning Division Planning 
Commission Yes 
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TABLE 13-29(c) 
PLANNING APPLICATION REVIEW PROCESS 

Planning 
Applications 

Public 
Notice 

Required 

Public 
Hearing 

Required 
Recommending 

Authority 
Final Review 

Authority 

Notice 
of 

Decision 
Tentative Tract 
Map 
Variance 

Conditional Use 
Permit Density 
Bonus 
Master Plan 
Master Plan—
Preliminary 

Yes Yes Planning Division 

Planning 
Commission 
(excepted 

where noted 
otherwise in 
this zoning 

code) 

Yes 

Redevelopment 
Action Yes Yes Planning Commission Redevelopment 

Agency Yes 

Rezone Yes Yes 

Planning Commission; 
and, if located in a 

redevelopment project 
area, the 

Redevelopment 
Agency 

City Council No 

Local Register 
of Historic 
Places 

No No 

Planning Commission 
or other 

commission/committee 
as designated by the 

City Council 

City Council Yes 

Certificate of 
Appropriateness No No 

Planning Commission 
or other commission/ 

committee as 
designated by the City 

Council 

Planning 
Commission or 

other 
commission/ 
committee as 
designated by 

the City Council 

No 

 
Section 2. Title 13 Chapter V, Section 13-42.2 Planning Applications Required of the 

Costa Mesa Municipal Code is hereby amended to read as follows:  

SECTION 13-42.2: Planning application required. 
(a) Small lot subdivisions are permitted in appropriate residential districts and not 
in combination with other development standards in the overlays zones, subject to 
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approval of the following planning application as may be applicable. This 
requirement is in addition to other permits or certificates required by law. 
(1) All new small lot development projects for three or more main dwelling units 
shall be processed according to the design review procedures contained in 
section 13-29.  Projects with two main dwelling units being proposed or converted 
shall be processed ministerially subject to the development standards within this 
chapter and the residential design guidelines as contained in the Two Unit Small 
Lot Ordinance Checklist. 
(2) All small lot development projects for three or more main dwelling units require 
approval of a tentative tract or parcel map as required by law. A tentative tract map 
or parcel map shall not be required until a design review has been approved; 
however, the map may be processed concurrently. Small lot development projects 
consisting of two main dwelling units shall be processed ministerially.   

 
(b) No person shall construct, sell, lease, convey, maintain or use a lot in a small 
lot subdivision project within the city without first complying with the provisions of 
this article. 

 
Section 3. Title 13 Chapter V, Section 13-42.3 Development Standards and Requirements 

of the Costa Mesa Municipal Code is hereby amended to read as follows:   

 SECTION 13-42.3: Development standards and requirements. 
 

(a) Applicability. The provisions of this section shall apply to all new residential 
small lot subdivisions of 15 lots or less in multi-family zones and not in 
combination with other development standards in the overlays zones except as 
allowed in Table 13-42 below. 
(b) Development standards. Table 13-42 identifies the development standards 
for small lot subdivision developments. See also Article 9 general site 
improvement standards of this chapter for additional requirements. Projects shall 
comply with all applicable standard plans and specifications and adopted city and 
state codes, as well as the following provisions: 

(1) The location and orientation of all buildings shall be designed and 
arranged to preserve natural features by minimizing the disturbance to the 
natural environment. Natural features such as trees, groves, waterways, 
scenic points, historic spots or landmarks, bluffs or slopes shall be 
delineated on the site plan and considered when planning the location and 
orientation of buildings, open spaces, underground services, walks, paved 
areas, playgrounds, parking areas and finished grade elevations. Pre-
existing development should guide the building setbacks and new 
development should preserve the existing character of the neighborhood. 
(2) The site design must consider both the design elements of each unit 
and how these designs will enhance the overall neighborhood character 
and vitality of the street and sidewalk. Building setbacks and site planning 
must relate to surrounding built form, respecting the overall neighborhood 
character and existing topography. Additionally, each unit must exhibit a 
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high level of design quality with well-articulated entries and façades, 
proportionate windows, quality building materials and contextual 
landscaping. 
(3) All structures proposed to be constructed within a project shall conform 
to the following requirements: 

a. Each unit shall be provided with direct pedestrian and vehicular 
access to a public street, or an alley or a common drive connecting 
to a public street/alley. 
b. Structure shall be constructed to minimize impact of the 
proposed development on the light, air and privacy of adjacent 
properties. 

(4) On-site lighting shall be provided in all parking areas, vehicular access 
ways, and along major walkways. The lighting shall be directed onto 
driveways and walkways within the project and away from dwelling units 
and adjacent properties, and shall be of a type approved by the 
development services department. 
(5) The development shall comply with the provisions of Chapter XI, 
subdivisions, which may include, but are not limited to, land dedication 
and improvements, such as drainage improvements and payment of fees. 
(6) Outside uncovered and unenclosed storage of boats, trailers, 
recreational vehicles and other similar vehicles shall be prohibited unless 
specifically designated areas for the exclusive storage of such vehicles 
are set aside on the final master plan and provided for in the covenants, 
conditions, and restrictions. Where such areas are provided, they shall be 
enclosed and screened from view on a horizontal plane from adjacent 
areas by a combination of six-foot high opaque fences and permanently 
maintained landscaping. 

 
Table 13-42 

SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 
SINGLE-FAMILY UNITS (located on individual dwelling 
unit lots and excluding townhouses) 

Maximum Number of 
Stories & Building 
Height 

2 stories/27 feet, except as allowed in the Westside Overlay 
Districts. 
Note: Lofts, as defined in section 13-6, without exterior 
access and having only clerestory windows will not be 
regarded as a story. See also Attic discussion below. 

Attics Attics shall not be heated or cooled, nor contain any 
electrical outlets or operable windows. In zoning districts 
where the maximum number of stories is two stories, attics 
above second stories shall be an integral part of the second 
story roofline and not appear as a 3rd story on any building 
elevation. 
Windows in any attic space above the second story shall be 
incidental and limited to a dormer style. 
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Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 
SINGLE-FAMILY UNITS (located on individual dwelling 
unit lots and excluding townhouses) 

Maximum Density 
(based on gross 
acreage) 

Same as underlying zoning district or as specified in an 
applicable specific plan. 

Minimum Open 
Space (development 
lot) 

35% of total lot area. No asphalt shall be permitted for 
paved areas. Parking and driveways shall consist of 
decorative concrete, pavers or other materials as deemed 
appropriate by the Development Services Director. This 
requirement may be decreased to a minimum of up to 30%, 
if the difference in the area is provided as additional open 
guest parking, located in a common area, and not exclusive 
for any specific unit. 

Minimum Open 
Space (individual 
unit) 

200 square feet with no dimension less than 10 feet. 

Development Lot Separately owned private property interests or any portion 
thereof, necessary or desirable for common use, are subject 
to recordation of an easement for reciprocal access and 
maintenance. All areas of a development with 5 or more 
parcels, subject to a reciprocal access and/or maintenance 
easement shall be maintained by an association that may 
be incorporated or unincorporated. The association may be 
referred to as a maintenance association. 

Parking • Three-bedroom or more units (including a den or home 
office) – 2 garage spaces and 2 open parking spaces. 
• Two-bedroom or less units (including a den) – 2 garage 
spaces and one open parking. 
• No tandem parking is permitted for open or guest parking 
spaces. 
For developments with 5 or more units (up to 10 units) 
where open/guest parking spaces are provided in driveways 
in front of garages for exclusive use of that unit, one 
additional on-site guest parking shall be provided. Two 
additional open guest-parking shall be provided for 
developments with more than 10 units. 
• For all small lot developments subject to the provisions of 
this article, all open parking not located within an individual 
driveway shall be unassigned and nonexclusive. 

96



 

 
 

Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 
SINGLE-FAMILY UNITS (located on individual dwelling 
unit lots and excluding townhouses) 

Distance Between 
Buildings  
(development lot) 

6 feet minimum 

Driveway Width 
(development lot) 

10-foot minimum, except 16-foot minimum driveway is 
required if the driveway serves tenants and/or guest parking 
for more than one dwelling unit. Driveway width shall be a 
maximum of 26 feet for lots less than 50 feet wide and a 
maximum of 50% for lots greater than 50 feet wide. 

Driveway Length 
 

Straight-in driveways to garages shall have a minimum 
length of 19 feet from the ultimate public or private right-of-
way. No driveways shall be more than 5 feet in length if 
parking is not provided in front of garage. 
Driveways accessing rear parcels shall be in compliance 
with the requirements of the Parking Design Standards, 
minimum separation between driveways and maximum 50% 
hardscape requirement. 

Mechanical 
Equipment 
(excluding antennas 
and flush-mounted 
solar panels on 
roofs) 

Roof-top location is prohibited unless completely screened 
from public rights-of-way and adjacent properties. 

Development Lot 
Front Setback  

20 feet 

Development Lot 
Side yard Setback 
(interior) 

5 feet 

Development Lot 
Side Setback (street 
side, if applicable) 

10 feet 
Note: Driveways providing straight-in access from a public 
street to a garage shall be at least 19 feet long, as 
measured from the ultimate public or private right-of-way. 

Development Lot 
Rear yard Setback 
(interior) 

15 feet 

Development Lot 
Rear Setback 
Abutting a Publicly 
Dedicated Alley 

5 feet; however, garages may be required to be set back 
further to ensure adequate back up distance. Rear Yard 
Coverage does not apply. 
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Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 
SINGLE-FAMILY UNITS (located on individual dwelling 
unit lots and excluding townhouses) 

Flag Lots and Alley 
Fronting Lots 

Flag lots are required to be accessed with a minimum 16-
foot wide driveway unless serving one unit in which case a 
minimum of driveway width of 10-feet shall be provided. 
Parcels with alley frontage should include a minimum 8-foot 
wide pedestrian access to the public street in the front. 
Parcels with frontage only on public alleys are prohibited. 

Bluff Top Setback No building or structure closer than 10 feet from bluff crest 
(see section 13-34 Bluff-top development). 

Roof or Eaves 
Overhang; Awning 

2 feet 6 inches into required side setback or building 
separation area. 
5 feet into required front or rear setback. 

Open, Unenclosed 
Stairways 

Not permitted 

Chimneys May extend 2 feet above maximum building height. 
Fireplaces 2 feet into required setback of building separation area 
Automatic Roll-Up 
Garage Doors 

Required 

Location of Open 
Parking 

Guest parking shall be located within a reasonable distance 
of the unit it serves. Detached garages that are not located 
within a reasonable distance to the units they are intended 
to serve are prohibited. 

Trash Storage All units shall be provided with a small alcove inside or 
outside the unit to allow storage of at least three trash carts 
without encroaching into the garage space. 
All efforts shall be made to provide on-site trash service. 
Trash carts shall be stored on-site for trash pick up to the 
greatest extent possible. 

Above-Ground Pools 
and Spas 

Prohibited in front yards and subject to 5-foot side and rear 
setback from the main structures. 
 

LANDSCAPING 
A detailed landscape plan prepared pursuant to Chapter VII Landscaping 
Standards shall be approved by the Planning Division prior to issuance of any 
building permits. 
SIGNS (See Chapter VIII). 
FENCES AND WALLS 
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Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 
SINGLE-FAMILY UNITS (located on individual dwelling 
unit lots and excluding townhouses) 

Fences and walls placed between the property line and required setback line for 
main buildings shall conform to the city's walls, fences, and landscaping standards. 
See Article 9 General Site Improvement Standards of this chapter for further 
information. 
PREEXISTING DEVELOPMENT 
Small lot subdivisions and structures constructed, permitted or approved under the 
small lot ordinance prior to October 18, 2018, shall be considered conforming with 
regard to the above provisions. 
TWO UNIT CONVERSIONS  
Projects proposing to subdivide a property with two existing units shall comply with 
all development standards within this table.  

 
Section 4. Compliance with CEQA.  Pursuant to the California Environmental Quality Act 

(CEQA), this ordinance is exempt from the provisions of the CEQA under CEQA 

Guidelines Section 15061(b)(3) (“Common Sense Exemption”) as it can be seen with 

certainty that these minor amendments to the Zoning Code will not have a significant 

effect on the environment. 

Section 3.  Inconsistencies.  Any provision of this Ordinance which is inconsistent with 

state law shall be interpreted in a manner to be consistent with state law.  Any provision 

of the Costa Mesa Municipal Code or appendices thereto inconsistent with the provisions 

of this Ordinance, to the extent of such inconsistencies and no further, is hereby repealed 

or modified to that extent necessary to effect the provisions of this Ordinance.   

Section 4.  Severability.  If any section, subsection, sentence, clause, phrase or portion 

of this Ordinance is for any reason held to be invalid or unconstitutional by the decision 

of any court of competent jurisdiction, such decision shall not affect the validity of the 

remaining portions of this Ordinance.  The City Council of the City of Costa Mesa hereby 

declares that it would have adopted this Ordinance and each section, subsection, 

sentence, clause, phrase, or portion thereof, irrespective of the fact that any one or more 

sections, subsections, sentences, clauses, phrases, or portions be declared invalid or 

unconstitutional. 

Section 5.  Effective Date.  This Ordinance shall take effect on the 31st day after adoption.  
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Section 6.  Certification.  The Mayor shall sign and the City Clerk shall certify to the 

passage and adoption of this Ordinance and shall cause the same to be published or 

posted in the manner required by law. 

 
PASSED AND ADOPTED this ___day of _____, 2026. 

 
 
 
 
 _____________________________ 
 John Stephens, Mayor 
 
 
 
      
ATTEST:     APPROVED AS TO FORM: 
 
 
 
________________________               _____________________________ 
Brenda Green, City Clerk   Kimberly Hall Barlow, City Attorney 
STATE OF CALIFORNIA )   
COUNTY OF ORANGE ) ss 
CITY OF COSTA MESA ) 
 
 I, BRENDA GREEN, City Clerk of the City of Costa Mesa, DO HEREBY 
CERTIFY that the above and foregoing Ordinance No. 2026-xx was duly introduced for 
first reading at a regular meeting of the City Council held on the ____day of _________ 
2026, and that thereafter, said Ordinance was duly passed and adopted at a regular 
meeting of the City Council held on the ___ day of _________, 2026, by the following roll 
call vote, to wit: 
 
AYES:  COUNCIL MEMBERS:  
 
NOES: COUNCIL MEMBERS:  
 
ABSENT: COUNCIL MEMBERS:   
 
 IN WITNESS WHEREOF, I have hereby set my hand and affixed the seal of the 
City of Costa Mesa this ___ day of ___________, 2026. 
 
 
__________________________ 
Brenda Green, City Clerk 
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TABLE 13-29(c) 

PLANNING APPLICATION REVIEW PROCESS 

Planning 
Applications 

Public 
Notice 

Required 

Public 
Hearing 

Required 
Recommending 

Authority 
Final Review 

Authority 

Notice 
of 

Decision 
Development 
Review 
Minor 
Modification 

No No None Planning 
Division No 

Reasonable 
Accommodation No No None Planning 

Division No 

Lot Line 
Adjustment No No None Planning 

Division No 

Tentative Parcel 
Map for Urban 
Lot Splits and 
Small Lot 
Subdivisions 
(two units or 
fewer) 

No No None Planning 
Division No 

Special Use 
Permit Yes Yes None Planning 

Division No 

Administrative 
Adjustment 
Minor 
Conditional Use 
Permit Minor 
Design Review 
Planned 
Signing 
Program 

Yes No None Zoning 
Administrator Yes 

Design Review 
Mobile Home 
Park 
Conversion 
Common 
Interest 
Development 
Conversion 
(Residential or 
Nonresidential) 

Yes Yes Planning Division Planning 
Commission Yes 
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TABLE 13-29(c) 
PLANNING APPLICATION REVIEW PROCESS 

Planning 
Applications 

Public 
Notice 

Required 

Public 
Hearing 

Required 
Recommending 

Authority 
Final Review 

Authority 

Notice 
of 

Decision 
Specific Plan 
Conformity 
Review  
Tentative Parcel 
Map 
Tentative Tract 
Map 
Variance 

Conditional Use 
Permit Density 
Bonus 
Master Plan 
Master Plan—
Preliminary 

Yes Yes Planning Division 

Planning 
Commission 
(excepted 

where noted 
otherwise in 
this zoning 

code) 

Yes 

Redevelopment 
Action Yes Yes Planning Commission Redevelopment 

Agency Yes 

Rezone Yes Yes 

Planning Commission; 
and, if located in a 

redevelopment project 
area, the 

Redevelopment 
Agency 

City Council No 

Local Register 
of Historic 
Places 

No No 

Planning Commission 
or other 

commission/committee 
as designated by the 

City Council 

City Council Yes 

Certificate of 
Appropriateness No No 

Planning Commission 
or other commission/ 

committee as 
designated by the City 

Council 

Planning 
Commission or 

other 
commission/ 
committee as 
designated by 

the City Council 

No 

 
 
Section 2. Title 13 Chapter V, Section 13-42.2 Planning Applications Required of the 
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ATTACHMENT 2 
 

Costa Mesa Municipal Code is hereby amended to read as follows (strikeout is used to 

denote existing text being deleted; underline is used to denote new text being added):  

SECTION 13-42.2: Planning application required. 
 
(a) Small lot subdivisions are permitted in appropriate residential districts and not in 
combination with other development standards in the overlays zones, subject to approval 
of the following planning application as may be applicable. This requirement is in addition 
to other permits or certificates required by law. 
 

(1) All new small lot development projects for three or more main dwelling units 
shall be processed according to the design review procedures contained in 
section 13-29.  Projects with two main dwelling units being proposed or converted 
shall be processed ministerially subject to the development standards within this 
chapter and the residential design guidelines as contained in the Two Unit Small 
Lot Ordinance Checklist. 
 
(2) All small lot development projects for three or more main dwelling units require 
approval of a tentative tract or parcel map as required by law. A tentative tract map 
or parcel map shall not be required until a design review has been approved; 
however, the map may be processed concurrently. Small lot development projects 
consisting of two main dwelling units shall be processed ministerially.   

 
(b) No person shall construct, sell, lease, convey, maintain or use a lot in a small lot 
subdivision project within the city without first complying with the provisions of this article. 
 

Section 3. Title 13 Chapter V, Section 13-42.3 Development Standards and Requirements 

of the Costa Mesa Municipal Code is hereby amended to read as follows (strikeout is used 

to denote existing text being deleted; underline is used to denote new text being added):  

 SECTION 13-42.3: Development standards and requirements. 
 
(a) Applicability. The provisions of this section shall apply to all new residential small lot 
subdivisions of 15 lots or less in multi-family zones and not in combination with other 
development standards in the overlays zones except as allowed in Table 13-42 below. 
 
(b) Development standards. Table 13-42 identifies the development standards for small 
lot subdivision developments. See also Article 9 general site improvement standards of 
this chapter for additional requirements. Projects shall comply with all applicable 
standard plans and specifications and adopted city and state codes, as well as the 
following provisions: 
 

(1) The location and orientation of all buildings shall be designed and arranged to 
preserve natural features by minimizing the disturbance to the natural 
environment. Natural features such as trees, groves, waterways, scenic points, 
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ATTACHMENT 2 
 

historic spots or landmarks, bluffs or slopes shall be delineated on the site plan 
and considered when planning the location and orientation of buildings, open 
spaces, underground services, walks, paved areas, playgrounds, parking areas 
and finished grade elevations. Pre-existing development should guide the 
building setbacks and new development should preserve the existing character 
of the neighborhood. 
 
(2) The site design must consider both the design elements of each unit and how 
these designs will enhance the overall neighborhood character and vitality of the 
street and sidewalk. Building setbacks and site planning must relate to 
surrounding built form, respecting the overall neighborhood character and 
existing topography. Additionally, each unit must exhibit a high level of design 
quality with well-articulated entries and façades, proportionate windows, quality 
building materials and contextual landscaping. 
 
(3) All structures proposed to be constructed within a project shall conform to the 
following requirements: 
 

a. Each unit shall be provided with direct pedestrian and vehicular access 
to a public street, or an alley or a common drive connecting to a public 
street/alley. 

 
b. Structure shall be constructed to minimize impact of the proposed 
development on the light, air and privacy of adjacent properties. 
 

(4) On-site lighting shall be provided in all parking areas, vehicular access ways, 
and along major walkways. The lighting shall be directed onto driveways and 
walkways within the project and away from dwelling units and adjacent 
properties, and shall be of a type approved by the development services 
department. 
 
(5) The development shall comply with the provisions of Chapter XI, subdivisions, 
which may include, but are not limited to, land dedication and improvements, 
such as drainage improvements and payment of fees. 
 
(6) Outside uncovered and unenclosed storage of boats, trailers, recreational 
vehicles and other similar vehicles shall be prohibited unless specifically 
designated areas for the exclusive storage of such vehicles are set aside on the 
final master plan and provided for in the covenants, conditions, and restrictions. 
Where such areas are provided, they shall be enclosed and screened from view 
on a horizontal plane from adjacent areas by a combination of six-foot high 
opaque fences and permanently maintained landscaping. 
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Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 
SINGLE-FAMILY UNITS (located on individual 
dwelling unit lots and excluding townhouses) 

Maximum Number of Stories & 
Building Height 

2 stories/27 feet, except as allowed in the Westside 
Overlay Districts. 
Note: Lofts, as defined in section 13-6, without 
exterior access and having only clerestory windows 
will not be regarded as a story. See also Attic 
discussion below. 

Attics Attics shall not be heated or cooled, nor contain any 
electrical outlets or operable windows. In zoning 
districts where the maximum number of stories is two 
stories, attics above second stories shall be an 
integral part of the second story roofline and not 
appear as a 3rd story on any building elevation. 
Windows in any attic space above the second story 
shall be incidental and limited to a dormer style. 

Maximum Density (based on 
gross acreage) 

Same as underlying zoning district or as specified in 
an applicable specific plan. 

Minimum Open Space 
(development lot) 

35% of total lot area. No asphalt shall be permitted 
for paved areas. Parking and driveways shall consist 
of decorative concrete, pavers or other materials as 
deemed appropriate by the Development Services 
Director. This requirement may be decreased to a 
minimum of up to 30%, if the difference in the area is 
provided as additional open guest parking, located in 
a common area, and not exclusive for any specific 
unit. 

Minimum Open Space 
(individual unit) 

200 square feet with no dimension less than 10 feet. 

Development Lot Separately owned private property interests or any 
portion thereof, necessary or desirable for common 
use, are subject to recordation of an easement for 
reciprocal access and maintenance. All areas of a 
development with 5 or more parcels, subject to a 
reciprocal access and/or maintenance easement 
shall be maintained by an association that may be 
incorporated or unincorporated. The association may 
be referred to as a maintenance association. 

Parking • Three-bedroom or more units (including a den or 
home office) – 2 garage spaces and 2 open parking 
spaces. 
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Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 
SINGLE-FAMILY UNITS (located on individual 
dwelling unit lots and excluding townhouses) 
• Two-bedroom or less units (including a den) – 2 
garage spaces and one open parking. 
• No tandem parking is permitted for open or guest 
parking spaces. 
For developments with 5 or more units (up to 10 
units) where open/guest parking spaces are provided 
in driveways in front of garages for exclusive use of 
that unit, one additional on-site guest parking shall be 
provided. Two additional open guest-parking shall be 
provided for developments with more than 10 units. 
• For all small lot developments subject to the 
provisions of this article, all open parking not located 
within an individual driveway shall be unassigned and 
nonexclusive. 

Distance Between Buildings  
(development lot) 

6 feet minimum 

Driveway Width (development 
lot) 

10-foot minimum, except 16-foot minimum driveway 
is required if the driveway serves tenants and/or 
guest parking for more than one dwelling unit. 
Driveway width shall be a maximum of 26 feet for lots 
less than 50 feet wide and a maximum of 50% for lots 
greater than 50 feet wide. 

Driveway Length 
 

Straight-in driveways to garages shall have a 
minimum length of 19 feet from the ultimate public or 
private right-of-way. No driveways shall be more than 
5 feet in length if parking is not provided in front of 
garage. 
Driveways accessing rear parcels shall be in 
compliance with the requirements of the Parking 
Design Standards, minimum separation between 
driveways and maximum 50% hardscape 
requirement. 

Mechanical Equipment 
(excluding antennas and flush-
mounted solar panels on roofs) 

Roof-top location is prohibited unless completely 
screened from public rights-of-way and adjacent 
properties. 

Development Lot Front Setback 
Development Lot 

20 feet 
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Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 
SINGLE-FAMILY UNITS (located on individual 
dwelling unit lots and excluding townhouses) 

Development Lot Side yard 
Setback (interior) 

5 feet 

Development Lot Side Setback 
(street side, if applicable) 

10 feet 
Note: Driveways providing straight-in access from a 
public street to a garage shall be at least 19 feet long, 
as measured from the ultimate public or private right-
of-way. 

Development Lot Rear yard 
Setback (interior) 

15 feet 

Development Lot Rear Setback 
Abutting a Publicly Dedicated 
Alley 

5 feet; however, garages may be required to be set 
back further to ensure adequate back up distance. 
Rear Yard Coverage does not apply. 

Flag Lots and Alley Fronting 
Lots 

Flag lots are required to be accessed with a minimum 
16-foot wide driveway unless serving one unit in 
which case a minimum of driveway width of 10-feet 
shall be provided. Parcels with alley frontage should 
include a minimum 8-foot wide pedestrian access to 
the public street in the front. Parcels with frontage 
only on public alleys are prohibited. 

Bluff Top Setback No building or structure closer than 10 feet from bluff 
crest (see section 13-34 Bluff-top development). 

Roof or Eaves Overhang; 
Awning 

2 feet 6 inches into required side setback or building 
separation area. 
5 feet into required front or rear setback. 

Open, Unenclosed Stairways Not permitted 
Chimneys May extend 2 feet above maximum building height. 
Fireplaces 2 feet into required setback of building separation 

area 
Automatic Roll-Up Garage 
Doors 

Required 

Location of Open Parking Guest parking shall be located within a reasonable 
distance of the unit it serves. Detached garages that 
are not located within a reasonable distance to the 
units they are intended to serve are prohibited. 

Trash Storage All units shall be provided with a small alcove inside 
or outside the unit to allow storage of at least three 
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Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 
SINGLE-FAMILY UNITS (located on individual 
dwelling unit lots and excluding townhouses) 
trash carts without encroaching into the garage 
space. 
All efforts shall be made to provide on-site trash 
service. Trash carts shall be stored on-site for trash 
pick up to the greatest extent possible. 

Above-Ground Pools and Spas Prohibited in front yards and subject to 5-foot side 
and rear setback from the main structures. 
 

LANDSCAPING 
A detailed landscape plan prepared pursuant to Chapter VII Landscaping Standards 
shall be approved by the Planning Division prior to issuance of any building permits. 
SIGNS (See Chapter VIII). 
FENCES AND WALLS 
Fences and walls placed between the property line and required setback line for main 
buildings shall conform to the city's walls, fences, and landscaping standards. 
See Article 9 General Site Improvement Standards of this chapter for further 
information. 
PREEXISTING DEVELOPMENT 
Small lot subdivisions and structures constructed, permitted or approved under the 
small lot ordinance prior to October 18, 2018, shall be considered conforming with 
regard to the above provisions. 
TWO UNIT CONVERSIONS  
Projects proposing to subdivide a property with two existing units shall comply with all 
development standards within this table.  
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77 FAIR DRIVE, POST OFFICE BOX 1200, COSTA MESA CA. 92628-1200 
Building Safety Division (714) 754-5273 Community Improvement Division (714) 754-5638 
Housing & Community Development (714) 754-4870                   Planning Division (714) 754-5245 

www.costamesaca.gov 

  1 | P a g e  
 

 

 

TWO UNIT SMALL LOT ORDINANCE  
SUBDIVISION CHECKLIST 

Project Address: 
Accessors Parcel Number (APN): 

General requirements  
To qualify as a ministerial approval project, the project must comply with all the 
following development standards. Indicate below if the project complies: 

 

Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 

SINGLE-FAMILY UNITS  
(located on individual dwelling unit lots 
and excluding townhouses) 

Compliance?  

Yes No 

Maximum Number of 
Stories & Building Height 

2 stories/27 feet, except as allowed in the 
Westside Overlay Districts. Flat roofs do not 
exceed 22 feet. 
Note: Lofts, as defined in section 13-6, 
without exterior access and having only 
clerestory windows will not be regarded as a 
story. See also Attic discussion below. 

  

Attics Attics shall not be heated or cooled, nor 
contain any electrical outlets or operable 
windows. In zoning districts where the 
maximum number of stories is two stories, 
attics above second stories shall be an 
integral part of the second story roofline and 
not appear as a 3rd story on any building 
elevation. 
Windows in any attic space above the second 
story shall be incidental and limited to a 
dormer style. 

  

Maximum Density (based on 
gross acreage) 

The project proposes no more than two 
units. The maximum permitted density is the 
same as underlying zoning district or as 
specified in an applicable specific plan. 
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Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 

SINGLE-FAMILY UNITS  
(located on individual dwelling unit lots 
and excluding townhouses) 

Compliance?  

Yes No 

Minimum Open Space 
(development lot) 

35% of total lot area. No asphalt shall be 
permitted for paved areas. Parking and 
driveways shall consist of decorative 
concrete, pavers or other materials as 
deemed appropriate by the Development 
Services Director. This requirement may be 
decreased to a minimum of up to 30%, if the 
difference in the area is provided as 
additional open guest parking, located in a 
common area, and not exclusive for any 
specific unit. 

  

Minimum Open Space 
(individual unit) 

200 square feet with no dimension less than 
10 feet. 

  

Development Lot Separately owned private property interests 
or any portion thereof, necessary or 
desirable for common use, are subject to 
recordation of an easement for reciprocal 
access and maintenance.  

  

Parking • Three-bedroom or more units (including a 
den or home office) – 2 garage spaces and 2 
open parking spaces. 
• Two-bedroom or less units (including a 
den) – 2 garage spaces and one open 
parking. 
• No tandem parking is permitted for open 
or guest parking spaces. 
• For all small lot developments subject to 
the provisions of this article, all open parking 
not located within an individual driveway 
shall be unassigned and nonexclusive. 

  

Distance Between Buildings  
(development lot) 

6 feet minimum   
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Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 

SINGLE-FAMILY UNITS  
(located on individual dwelling unit lots 
and excluding townhouses) 

Compliance?  

Yes No 

Driveway Width 
(development lot) 

10-foot minimum, except 16-foot minimum 
driveway is required if the driveway serves 
tenants and/or guest parking for more than 
one dwelling unit. Driveway width shall be a 
maximum of 26 feet for lots less than 50 feet 
wide and a maximum of 50% for lots greater 
than 50 feet wide. 

  

Driveway Length Straight-in driveways to garages shall have a 
minimum length of 19 feet from the ultimate 
public or private right-of-way. No driveways 
shall be more than 5 feet in length if parking 
is not provided in front of garage. 
Driveways accessing rear parcels shall be in 
compliance with the requirements of the 
Parking Design Standards, minimum 
separation between driveways and maximum 
50% hardscape requirement. 

  

Mechanical Equipment 
(excluding antennas and 
flush-mounted solar panels 
on roofs) 

Roof-top location is prohibited unless 
completely screened from public rights-of-
way and adjacent properties. 

  

Development Lot Front 
Setback  

20 feet   

Development Lot Side Yard 
Setback (interior) 

5 feet. Additional setbacks are required for 
second story side elevations, see below. 

  

Development Lot Side 
Setback (street side, if 
applicable) 

10 feet 
Note: Driveways providing straight-in access 
from a public street to a garage shall be at 
least 19 feet long, as measured from the 
ultimate public or private right-of-way. 

  

Development Lot Rear Yard 
setback (interior) 

15 feet   
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Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 

SINGLE-FAMILY UNITS  
(located on individual dwelling unit lots 
and excluding townhouses) 

Compliance?  

Yes No 

Development Lot Rear 
Setback Abutting a Publicly 
Dedicated Alley 

5 feet; however, garages may be required to 
be set back further to ensure adequate back 
up distance. Rear Yard Coverage does not 
apply. 

  

Flag Lots and Alley Fronting 
Lots 

Flag lots are required to be accessed with a 
minimum 16-foot wide driveway unless 
serving one unit in which case a minimum of 
driveway width of 10-feet shall be provided. 
Parcels with alley frontage should include a 
minimum 8-foot wide pedestrian access to 
the public street in the front. Parcels with 
frontage only on public alleys are prohibited. 

  

Bluff Top Setback No building or structure closer than 10 feet 
from bluff crest (see section 13-34 Bluff-top 
development). 

  

Roof or Eaves Overhang; 
Awning 

2 feet 6 inches into required side setback or 
building separation area. 
5 feet into required front or rear setback. 

  

Open, Unenclosed 
Stairways 

Not permitted   

Chimneys May extend 2 feet above maximum building 
height. 

  

Fireplaces 2 feet into required setback or building 
separation area 

  

Automatic Roll-Up Garage 
Doors 

Required   

Location of Open Parking Guest parking shall be located within a 
reasonable distance of the unit it serves. 
Detached garages that are not located within 
a reasonable distance to the units they are 
intended to serve are prohibited. 
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Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 

SINGLE-FAMILY UNITS  
(located on individual dwelling unit lots 
and excluding townhouses) 

Compliance?  

Yes No 

Trash Storage All units shall be provided with a small alcove 
inside or outside the unit to allow storage of 
at least three trash carts without encroaching 
into the garage space. 
All efforts shall be made to provide on-site 
trash service. Trash carts shall be stored on-
site for trash pick up to the greatest extent 
possible. 

  

Above-Ground Pools and 
Spas 

Prohibited in front yards and subject to 5-
foot side and rear setback from the main 
structures. 

  

LANDSCAPING 

A detailed landscape plan prepared pursuant to Chapter VII Landscaping 
Standards shall be approved by the Planning Division prior to issuance of 
any building permits. A preliminary plan shall include number of plants 
and plant materials compliant with the CMMC.  

  

FENCES AND WALLS 

Fences and walls placed between the property line and required setback 
line for main buildings shall conform to the city's walls, fences, and 
landscaping standards. See Article 9 General Site Improvement Standards 
of this chapter for further information. 

  

UTILITIES  

Installation or relocation of utility equipment or facilities is obscured from 
view from any place on or off the property.  

  

Utilities are shown to be installed underground on the building site in 
accordance with the serving utilities rules, regulations and tariffs on file 
with the state public utilities commission.  

  

TWO UNIT CONVERSION PROJECTS 

Projects proposing to subdivide a property with two existing units shall 
comply with all development standards listed above within this table. 
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Table 13-42 
SMALL LOT SUBDIVISION STANDARDS 

STANDARDS 

SINGLE-FAMILY UNITS  
(located on individual dwelling unit lots 
and excluding townhouses) 

Compliance?  

Yes No 

RESIDENTIAL DESIGN GUIDELINES. PROJECTS THAT DO NOT COMPLY WITH THE 
FOLLOWING REQUIRE MINOR DESIGN REVIEW.    

Second-story floor areas does not exceed 100% of the first-story floor area 
(including garage area, if attached). Open balconies are included in the 
footprint area of the second floor 

  

The second-story interior side building elevation is setback an average of 
10 feet at a minimum, but shall be no closer than 5 feet from the side 
property line.  
Exception: This requirement would not apply to the following:  

a) The distance between dwelling units within the same development 
in multiple family residential zones; or  

b) The initial development in planned development zones (subsequent 
additions would be subject to this requirement); or  

c) Second-story additions to existing residences with current side yard 
setbacks that are less than 10 feet; provided that the current width of 
the side yard is not further decreased. A minimum 5-foot setback 
shall be required; or  

d) Two-story new construction with less than 2,700 square feet of living 
area (not including garage).  

e) e. Two-story new construction over 2,700 square feet in area (not 
including garage) with up to 50 percent lot coverage as defined by 
Article 2 of Title 13 (Zoning Code). 

  

Second-story windows on side elevations do not have direct views into the 
windows of existing neighboring structures or private yard areas and a 
view study is provided. The study shows that there are no windows directly 
facing neighboring windows or overlooking neighboring private yard 
areas.    

  

Second-story floor-to-ceiling dimension is equal or less to the first-story 
floor-to-ceiling dimension, so that the second story does not appear out of 
proportion or top heavy in relation to the first story 
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Application requirements checklist  
To process a ministerial two unit small lot radiance project, you will need to apply for a 
Tentative Parcel Map Application on TESSA. Please submit the following documents with 
your application: 
 

 
Tentative Parcel Map: The required plans for a Tentative Tract/Parcel Map must contain 
the following information:    
                     

1.  Title of subdivision and legal description of property 
2.  Name and address of owner and subdivider 
3.  Name and address of person preparing map 
4.  Approximate acreage (gross and net) 
5.  North arrow 
6.  Scale: Large enough to be descriptive, depending on area being divided, 1”=100 
feet minimum 
7.  Date of map 
8.  Boundary lines 
9.   Name, location, width, and grades of existing adjacent streets 
10.  Location, width, and grades of proposed streets 
11.  Cross sections of proposed streets 
12.  Width of alleys, existing and proposed 
13.  Width and location of easements and dedications: dimensions of reservations 
(proposed and existing) 
14.  Proposed building site elevations 
15.  Existing structures 
16.  Locations of existing and proposed public utilities, sewers, water lines, storm 
drains, culverts, etc. 
17.  Existing watercourses and/or drainage pattern(s) including cross lot drainage. 
18.  Land subject overflow, inundation, or flood hazard 
19.  Lot/parcel lines and dimensions 
20.  Lot/parcel numbers or other designations 
21.  Approximate radii of curves 
22.  Lands and parks to be dedicated for public use 
23.  Contours at 5 foot intervals if slope is grater than 10% 
24.  Contours at 2 foot intervals if slop is less than 10% 
25.  Proposed land use: single-family, multi-family, business or industrial 
26.  Existing property use immediately surrounding the subdivision 
27.  Names/numbers of adjoining subdivisions 
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Filing of a vesting tentative map, requires the submittal of the following additional 
information: 
 
1. At the time a vesting tentative map is filed, it shall have printed conspicuously on its 

face the words “Vesting Tentative Map.”  This requirement is mandatory and failure to 
comply with it will prevent the subdivider from obtaining the benefits of a vesting map. 

2. The subdivider must provide the following additional information at the time the 
vesting tentative map is filed: 

a. The maximum height, total square footage, and general location of all future 
buildings on the subject property (include one 11” x 17” site plan containing this 
information); 

b. The proposed location and size of connections to sewer, water, storm drain, and 
roadways; 

c. A preliminary grading plan indicating reasonable approximation of site cut and 
fill (cubic yards) along with any required geological studies; 

d. Methodology of satisfying storm water runoff and the estimated amount of storm 
water runoff in CFS (cubic feet per second); 

e. School impact analysis for grades k through 12; 
f. Traffic impact analysis, as required by CEQA; 
g. Conceptual building signing program; 
h. Any other material considered essential to the proper evaluation of the project 

(i.e., open space maintenance responsibilities, provisions made for trails and/or 
parks and their maintenance responsibilities). 

3. A vesting tentative map cannot be accepted for filling unless all other discretionary 
land use approval applications are already approved or are filed concurrently with the 
map. 

4. If the vesting tentative map accompanies a project that is inconsistent with the zoning 
ordinance in existence at the time of filling, such inconsistency shall be noted on the 
map by the subdivider. 

 
For the following submission requirements, please see the E-submittal Requirements 
guide for details on what should be included with each document.  
 

1. Parcel Map Fee 
2. Applicant Letter 
3. Project Plans 
4. Draft organizational documents and/or maintenance agreement for common 

lot areas 
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5. Additional fees will be assessed prior to building permit issuance including 
Parkland Impact Fees and Traffic Impact Fees. Outside agencies will also assess 
impact fees.  

 
ONLINE PORTAL (TESSA): TESSA will help you submit, pay for, and track all planning 
land use or development applications and requests. All applications and requests must be 
submitted through TESSA. First time users will need to set up an online account with 
TESSA to manage your project. Please make an appointment with the Planning Division if 
you need access to a computer or help setting up an account. 
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ALL BELONG (HOUSING ELEMENT AND MEASURE K REZONING) - PCTY-25-0008
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RECOMMENDATION:

Staff recommends the Planning Commission receive a presentation from staff and provide feedback
regarding the approach to the Neighborhoods Where We All Belong (Housing Element programs and
Measure K) rezoning effort.
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PLANNING COMMISSION  
AGENDA REPORT 
MEETING DATE:  DECEMBER 8, 2025           ITEM NUMBER: NB-1 

SUBJECT: STUDY SESSION TO INTRODUCE THE APPROACH TO THE 
NEIGHBORHOODS WHERE WE ALL BELONG (HOUSING ELEMENT 
AND MEASURE K REZONING) – PCTY-25-0008 
 

FROM:  ECONOMIC AND DEVELOPMENT SERVICES 
DEPARTMENT/PLANNING DIVISION  
 

PRESENTATION BY:     MICHELLE HALLIGAN, SENIOR PLANNER AND CATHY 
TANG-SAEZ, DUDEK 

                                 
FOR FURTHER 
INFORMATION 
CONTACT: 
 

MICHELLE HALLIGAN 
714-754-5608 
Michelle.Halligan@costamesaca.gov 

 
RECOMMENDATION: 
 
Staff recommends the Planning Commission receive a presentation from staff and 
provide feedback regarding the approach to the Neighborhoods Where We All Belong 
(Housing Element programs and Measure K) rezoning effort.   
 
APPLICANT OR AUTHORIZED AGENT: 
 
The Neighborhoods Where We All Belong (NWWAB) and Housing Element rezoning 
approach presentation is a City-initiated request.  
 
BACKGROUND: 
 
The City’s adopted Housing Element is a State-mandated plan to address Costa 
Mesa’s existing and projected housing needs through 2029. The Housing Element 
identifies a series of Housing Element sites intended to meet the City’s Regional 
Housing Needs Assessment (RHNA) allocation. Costa Mesa’s current RHNA allocation 
for the sixth Housing Element Cycle (2021-2029) is 11,760 housing units. Although the 
City is not required to construct these units, it must adopt the zoning and land use 
regulations described in the Housing Element to create capacity for the RHNA 
allocation as well as a buffer, equating to 17,042 units. Capacity for the RHNA and a 
buffer, as approved by the City Council on November 15, 2022, is required to obtain 
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Housing Element certification from the California Department of Housing and 
Community Development (HCD). Additionally, California Government Code Section 
65863 requires jurisdictions to maintain adequate capacity to meet RHNA production 
and affordability targets, a requirement commonly referred to as “no net loss.” 
Maintaining a sufficient buffer of appropriately zoned sites ensures that development 
that occurs at lower density or without the anticipated affordability levels does not 
reduce the City’s ability to meet its RHNA obligation.  
 
In November 2022, Costa Mesa voters approved Measure K, an ordinance allowing 
the City to update plans and rezone sites that support housing on designated 
commercial and industrial sites without a citywide vote (subject to Measure Y). All 
Housing Element sites, except for the State-owned Fairview Development Center, are 
located within the Measure K boundary.  
 
On May 9, 2023, the City received a letter from HCD specifying that the rezoning is 
required to be completed before the Housing Element could be certified. To date, the 
adopted Housing Element remains uncertified by HCD. On August 22, 2025, HCD 
issued a letter to the City Manager’s Office restating that although HCD had found 
that the City’s adopted Housing Element met the statutory requirements of Housing 
Element law in 2023, those “findings were conditioned upon the necessary and timely 
completion of the City’s requisite rezones.” The August 2025 letter urged staff to look 
at options to expedite the rezoning of Housing Element sites.  In response, staff has 
been collaborating with HCD to identify opportunities to expedite rezoning of 
Housing Element sites and the timeline for HCD certification.    
 
At its February 18, 2025, meeting, the City Council approved a Professional Services 
Agreement with Dudek for the rezoning program and Environmental Impact Report 
(EIR). Their overall scope of work includes the following key deliverables: 
 

• Analyze adopted specific and urban plans, overlays, and Housing Element 
sites,  

• Establish a Community Outreach and Engagement Plan, conduct community 
outreach throughout the project schedule and launch/maintain a project 
website; 

• Conduct economic feasibility analyses including a market demand analysis and 
fiscal impact analysis; 

• Draft Zoning Code Amendments including objective design standards, permit 
process streamlining amendments and updates to the Housing Element and 
General Plan; 

• Study the environmental impacts of the rezone program through a 
programmatic Environmental Impact Report (EIR) in accordance with the 
California Environmental Quality Act (CEQA); 
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• Conduct public hearings for revising and/or adopting overlays, Urban 
Plan/Specific Plan Amendments, Zoning Code amendments, objective design 
standards and certifying the EIR; and 

• Submit the revised Housing Element to HCD for review and certification. 
 
Of the 47 programs identified in the City’s 2021-2029 Housing Element, the NWWAB 
rezone program activities will account for notable progress in implementing 23 
Housing Element programs. These programs included, but are not necessarily limited 
to General Plan Amendments, Rezoning including Overlays and Specific/Urban Plan 
Amendments and Objective Design Standards (Programs 2G, 3C, 3D, 3H, 3I, 3J, 3N 
and 3R) and well as Zoning Code Amendments (Programs 2B, 2E, 2H, 2I, 2J, 2M, 2N, 
2O, 2P, 3E, 3F, 3K, 3S, 4E and 4G). The table below provides the names of the Housing 
Element programs (and a brief description) to be implemented as part of NWWAB: 
 

Table 1. Housing Element Programs Implemented as part of NWWAB 
 
Program 
Number 

Program Name Description 

2B Affordable Housing 
Development 

Incentives for affordable housing projects 
that meet objective evaluation criteria (i.e., 
deferment of fees, priority processing, 
modified development standards, etc.) 

2E Encourage Development 
of Housing Options for 
Large-Family Households 

Review/revise development standards to 
encourage development of large units (4 
bedrooms +) 

2G Safety Element Update 
and Adoption of 
Environmental Justice 
Policies 

Review and update Safety Element. Review 
General Plan and to identify existing 
environmental justice policies and potential 
incorporate new policies. 

2H Farmworker Housing 
 

Permit farmworker housing by right in single-
family zones, in compliance with state law 

2I Promote Density Bonus 
Incentives 
 

Evaluate and update Density Bonus 
Ordinance to comply with State Density 
Bonus Law and potentially incorporate 
additional incentives 

2J Transitional and 
Supportive Housing 

Amend zoning code to include transitional 
and permanent supportive housing in City’s 
land use matrix, in compliance with state law 

2M Parking Standards for 
Residential Development 

Review/revise zoning code for residential off-
street parking for multi-family housing 
projects 

2N  Reasonable 
Accommodation 

Review/revise reasonable accommodation 
procedures and approval findings 
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Table 1. Housing Element Programs Implemented as part of NWWAB 
 
Program 
Number 

Program Name Description 

2O Definition of Single 
Housekeeping Unit 

Review/revise City’s definition of Single 
Housekeeping unit, in compliance with state 
law. 

2P Group Homes Review/revise zoning code and procedures 
as it relates to Group Homes to promote 
objectivity 

3C Update the North Costa 
Mesa Specific Plan 

Amend North Costa Mesa Specific Plan to 
permit residential development at an 
allowable density of 90 du/acre. 

3E Promote the 
Development of 
Accessory Dwelling Units 

Review/revise City's ADU ordinance as 
needed to comply with State law. 

3D Update the City’s Urbans 
and Overlays 

Amend Urban Plans to provide identified 
allowable densities of 40-60 du/acre, 
depending on plan area and remove Mesa 
West Residential Ownership Overlay. 
 

3F Motel Conversions, 
Efficiency Units, and Co-
Living Housing Types 

Establish definitions of co-living and 
efficiency housing options in zoning code. 

3H Analyze the Potential of 
Establishing an Overlay 
to Permit Residential Use 
in the Airport Industrial 
Area 

Evaluate the potential to add an overlay to 
an area in the airport industrial area which 
would permit residential development. 

3I Analyze the Potential of 
Modifying the Newport 
Boulevard Specific Plan 
to Promote Residential 
Uses Along Newport 
Boulevard 

Evaluate the potential to adda n overlay to 
an area in the 17th Street corridor area which 
would permit residential development.  

3J Analyze the Potential of 
Modifying the Newport 
Boulevard Specific Plan 
to Promote Residential 
Uses Along Newport 
Boulevard 

Evaluate potential modifications to Newport 
Boulevard Specific Plan that would promote 
residential development. 
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Table 1. Housing Element Programs Implemented as part of NWWAB 
 
Program 
Number 

Program Name Description 

3K Explore Potential Future 
Housing Opportunities 
on Church Sites 

Explore potential housing opportunity on 
faith-based properties. 

2N Candidate Sites Used in 
Previous Housing 
Elements 

Place a housing overlay over nonvacant sites 
included in a prior Housing Element and 
permit housing by-right if site was included 
in two or more consecutive planning 
periods. 

3R Development of Large 
Sites 

Evaluate development status of five large, 
identified candidate sites and explore ways 
to promote development of these sites 
and/or subdivision into multiple parcels for 
future development.  

3S Review and Revise 
Findings (Conditional 
Use Permits, Design 
Review, Master Plan) 

Review/revise approval findings for 
Conditional Use Permits, Design Review and 
Master Plans and revise findings to promote 
objectivity and approval certainty. 

4E Low Barrier Navigation 
Centers 

Amend zoning code to permit Low Barrier 
Navigation Center development by right in 
appropriate zoning district, in compliance 
with state law.  

4G Assembly Bill 139 
(Parking for Emergency 
Shelters) 

Amend zoning code to comply with parking 
requirements of AB 139 for emergency 
shelters. 

 
At the November 4, 2025 City Council meeting, the Council encouraged staff to 
explore opportunities to accelerate implementation of the NWWAB effort and the 
timeline for HCD certification. A map of the sites within the Housing Element as well 
as Measure K is provided as Attachment 1. 
 
A recent statutory update and legal decision has the potential to affect the City’s 
rezoning effort: 
 

• Senate Bill (SB) 131, effective July 1, 2025; and 
• California Court of Appeal decision in New Commune DTLA LLC v. City of 

Redondo Beach issued October 10, 2025. 
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Senate Bill 131 and NWWAB 
 
The work program for the NWWAB initiative assumes environmental review in 
accordance with the California Environmental Quality Act (CEQA). Preparation of an 
EIR is currently underway. The Notice of Preparation (NOP) was released and is open 
for comments from November 17, 2025 to December 19, 2025, with a scoping 
meeting scheduled for December 10, 2025 at 5:30 p.m. in the City Council Chambers. 
This EIR is intended to study all Measure K sites (Housing Element sites and non-
Housing Element sites).  
 
Budget trailer bill Senate Bill 131 (SB 131) established new CEQA statutory 
exemptions effective July 1, 2025 for specific housing and infrastructure projects. City 
staff and the consultant team have evaluated SB 131 (Section 21080.085(a)) and 
determined that rezoning of Housing Element sites and Housing Element programs 
may qualify for the new exemption from CEQA. This exemption, if utilized, could 
accelerate the rezoning of Housing Element sites and provide an opportunity to 
expedite certification of the Housing Element. Staff is working with HCD to explore SB 
131 to verify the potential for CEQA streamlining of Housing Element sites and 
programs.  
 

• SB 131 is available online here: 
https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=20252026
0SB131 

 
HCD is currently preparing technical guidance on SB 131. Once HCD‘s official SB 131 
technical guidance is released, staff will be able to fully assess if the bill can be utilized 
for CEQA streamlining.  
 
City of Redondo Beach Court Decision  
 
On October 10, 2025, the California Court of Appeal (Second Appellate District), in New 
Commune DTLA LLC v. City of Redondo Beach, concluded that a residential overlay on 
Housing Element sites cannot satisfy a jurisdiction’s RHNA if the underlying zoning allows 
development without residential uses. 
 
The decision held that zoning or an overlay district on Housing Element sites to meet 
RHNA must require: 
 

• At least 50 percent of new development on each site to be residential; and 
• A minimum density of 20 units per acre, which is consistent with another court 

case, Martinez v. City of Clovis (2023), concluding that an overlay to establish 
residential development on Housing Element sites shall have a minimum density 
of 20 units per acre to meet the intent of state law.  

 

124

https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=202520260SB131
https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=202520260SB131


-7- 
 

Staff is assessing any impacts this ruling may have on the City’s strategy to provide 
flexibility on Housing Element sites. At the time of Housing Element adoption, the City’s 
intent was to allow Housing Element sites to be developed according to either a 
residential and mixed-use overlay, or the underlying commercial or industrial zone. The 
City has been working with Dudek to ensure that the utilization of overlays to satisfy the 
RHNA will comply with the Redondo Beach and Clovis case law. Staff will continue to 
monitor this case as the City of Redondo Beach has appealed the decision.  Staff will 
conduct outreach with Housing Element site property owners to inform them about how 
this case may affect their property moving forward.  
 
City staff and consultant Dudek have met with HCD staff in a technical guidance capacity 
to discuss the overall strategy to the rezone program and verify that the City’s efforts 
were in alignment with HCD’s requirements, with the overall goal of increasing 
prospects of successful HCD certification submittal. During these meetings, staff 
discussed implications from the New Commune DTLA LLC v. City of Redondo Beach 
decision to verify that the City’s overall amendments were in alignment with the findings 
of this decision and discuss the potential to utilize SB 131.  
 
Project Timeline 
 
The City recently completed the first phase of NWWAB public outreach, including an 
open house, three workshops, and a dozen pop-up events. An update regarding 
public engagement was presented to the Planning Commission on November 10, 
2025. The City and consultant team are currently drafting development regulations 
and preparing to study the potential environmental impacts of the rezoning effort and 
other amendments to local zoning and land use regulations. An overview of the 
project schedule is provided in Figure 1, below. Staff continues to seek opportunities 
to expedite the rezoning effort to obtain HCD certification.  
 

Figure 1. Project Timeline 
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ANALYSIS: 
 
Purpose of Study Session 
 
This study session will provide an overview of the NWWAB rezone strategies that will 
help the City submit to HCD for certification of the Housing Element and provide 
additional housing opportunities above and beyond the RHNA allocation.  The City’s 
overall NWWAB effort will focus on the rezoning of the over 1,000 Measure K sites, with 
the goal of consolidating and simplifying the City’s complex web of regulations for future 
housing projects, and furthering implementation efforts of several key Housing Element 
programs previously noted. 
 
Existing Land Use Regulations 
 
The existing land use regulations for Housing Element and Measure K sites are complex 
and, in some cases, overlapping, with varying General Plan designations and zoning 
districts. As shown in the Figure 2 on the following page, the City’s General Plan is the 
overarching regulatory document, with the Land Use Element, establishing land use 
designations (e.g., residential, commercial, industrial, etc.) and other overarching land 
use policies. The zoning code, which establishes a zoning district or “base zoning” to 
each property provides the traditional development standards (e.g., height, setbacks, 
lot coverage, etc.).  Finally, in addition to the respective General Plan designation and 
underlying base zoning, some sites also have additional regulations applied to their site 
through an overlay, urban plan, or specific plan. Over the years there have been several 
amendments to the General Plan and other land use regulations, sometimes to 
address a specific issue or project. Today, property owners seeking to develop or 
redevelop a property may have to decipher several regulatory documents. 
 
Overlays, urban plans, and specific plans offer varying degrees of development 
opportunities while also establishing a variety of approval procedures. Overlays 
provide supplemental regulations within the zoning code. Urban Plans are standalone 
guidance documents that live outside the zoning code. Specific Plans are also 
documents that live outside the zoning code, however, the North Costa Mesa Specific 
Plan defers to the base zoning for some properties and topics. As shown in Table 2, 
of the 97 Housing Element sites, 81 are located within urban plans or specific plans. 
There are also 580 non-Housing Element Measure K sites within urban plans and 
specific plans. Although well-intended, over time these additional regulatory 
documents have created a complex web of regulations within the city, as further 
illustrated in Attachment 2. The Housing Element seeks to encourage and facilitate 
residential development, and therefore calls for improving the local regulatory 
framework. 
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Table 2. Total Housing Element and Non-Housing Element Measure K Sites 
 
 

Regulatory Framework Housing 
Element 

Measure K Sites 

Non-Housing 
Element 

Measure K Sites 

Total 

North Costa Mesa Specific Plan 17 65 82 

Newport Boulevard Specific Plan 0 82 82 

19 West Urban Plan 17 149 166 

SoBECA Urban Plan 18 51 69 

Mesa West Bluffs and Mesa West 
Residential Ownership Urban Plans 

16 123 139 

Harbor Mixed-Use Overlay 13 29 42 

Measure K Sites not within specific 
plan or urban 

16 488 504 

Total 97 987 1,084 

 
  

Figure 2. City of Costa Mesa Land Use & Development Regulations Framework 
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Rezoning Approach: 
 
One of the goals of the rezone program is to consolidate and simplify the existing web 
of City regulations. Additionally, staff and the consultant team are creating rezone 
strategies for both Housing Element sites (needed to accommodate RHNA) and non-
Housing Element sites, which will provide housing opportunities above and beyond 
RHNA. The primary zoning mechanism that the project team intends to implement the 
rezone of Measure K sites with be the introduction of the expanded Mixed-Use 
Overlay District, which will help simplify, clean up and consolidate the zoning 
framework. The rezoning strategies may be separated for Housing Element sites and 
non-Housing Element Measure K sites if potential streamlining opportunities under 
SB 131 is feasible for HCD certification. As such, the analysis discussion addresses 
Housing Element Sites and non-Housing Element sites separately. 
 
Currently, the City’s MUOD establishes an umbrella of application review procedures, 
development standards, and compatibility standards for mixed-use development 
projects including live/work, vertical mixed-use, and horizontal mixed-use 
development typologies. The existing urban plans and Harbor Mixed-Use Overlay 
District are more specific subsets of the MUOD.  Attachment 2 identifies the current 
MUOD sites within the City, including the aforementioned subsets of the MUOD. Staff 
proposes to amend the MUOD to allow the higher densities prescribed in the Housing 
Element for Housing Element sites, include the development potential specified in the 
urban plans, and expand the area the MUOD covers to include Measure K sites.  
 
See Costa Mesa Municipal Code (CMMC) Article 11 for the existing MUOD: 
https://ecode360.com/42617628 
 
Mixed-Use Overlay District (MUOD) for Housing Element Sites 
 
The Mixed-Use Overlay District (MUOD) is intended to create new housing and mixed-
use opportunities in commercial and industrial areas. Initial consultation with HCD 
indicates strong support for amending the MUOD to create a section specific to 
Housing Element sites in compliance with the Housing Element and Redondo Beach 
decision. This means the MOUD would supersede the base zoning and be amended to 
require Housing Element sites to meet a minimum of 50 percent residential at a 
minimum density of 20 units per acre. This essentially means that in additional to the 
previously-allowable development scenarios allowed in base zoning, the MUOD would 
require residential development as well. 
 
Housing Element Sites Within Urban Plans 
 
The City’s Housing Element sites inventory includes properties within all five Urban 
Plans: SoBECA, Mesa West Bluffs, 19 West, and Mesa West Residential Ownership. 
The Urban Plans provide supplemental guidance for subsets of the MUOD. Staff 
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determined that the Urban Plans, although well-intended, created complex layers of 
recommendations, supplemental regulations, and subjective review processes. 
Additionally, the urban plans limit development capacities below the minimum 
requirements necessary for Housing Element compliance. Therefore, staff intends to 
pursue the sunsetting of the Urban Plans and amend the MUOD to allow the densities 
and development opportunities identified in the Housing Element. As part of 
sunsetting these plans, any pertinent design guidelines from would be moved and 
incorporated into the Citywide design guidelines. This strategy will continue to 
encourage and facilitate housing and mixed-use development in these areas, 
including increasing the development opportunities on Housing Element sites as 
required for HCD certification. This approach, as illustrated in Attachment 3, will 
provide specific regulations directly in the Zoning Code and help streamline the 
application review process as required by State law. An initial draft of the basic 
Housing Element site development regulations for a MOUD section that will comply 
with State law is attached (Attachment 4). The City has and will continue to consult with 
HCD to ensure the development standards are in line with State requirements.  
 
Housing Element Sites Within Specific Plans 
 
There are 17 Housing Element sites located within the North Costa Mesa Specific Plan 
(NCMSP). The NCMSP includes a variety of regulatory structures: in some areas it 
provides development opportunities beyond those allowed by the Zoning Code, while 
in others it defers to base zoning, incorporates development agreements, or supersedes 
underlying zoning altogether. Multiple base zoning districts apply within the NCMSP, 
including flexible zones such as Town Center, Planned Development Industrial, Planned 
Development Commercial, Local Business, Planned Development Residential–High 
Density, Planned Development Residential–Medium Density, and Planned 
Development Residential–Low Density. 
 
Given the range of regulatory conditions in the NCMSP, staff evaluated several 
approaches for implementing the Housing Element in this area. Because of the 
complexity of the Specific Plan and the potential for unintended reductions or removal 
of existing development or use rights, and wholesale changes to non-Measure K sites 
within the NCMSP would reach a Measure Y threshold, staff determined that any 
rezoning of Housing Element sites within the NCMSP should be narrowly tailored. Staff 
recommends strategically amending the Specific Plan to add key references to the 
MUOD in applicable sections and to create a new chapter dedicated to the MUOD for 
Housing Element sites, with a list and map of the subject properties.  
 

• Amend the specific plan to extend the MUOD to all Housing Element and 
Measure K sites within the specific plan; 

• Add a chapter specific to Housing Element and Measure K sites; and 
• Add a map and list of all Measure K Accessor Parcel Numbers within the specific 

plan. 
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This approach preserves existing development and use rights, prevents creating non-
conforming uses or reducing development rights, while enabling Housing Element 
implementation.  
 
Non-Housing Element Sites 
 
The NWWAB effort includes Measure K sites that are not part of the Housing Element 
sites inventory. While these Measure K areas may be rezoned without voter approval, 
the Housing Element does not assign specific densities or intensities to them. The City 
has not yet identified proposed densities or intensity for these sites and will continue 
to discuss and refine these recommendations through NWWAB community outreach.  
 
The Environmental Impact Report (EIR) for NWWAB will study and analyze the 
potential environmental effects of allowing residential and mixed-use development 
on non-Housing Element Measure K sites with densities ranging from 30 units per acre 
(south of the 405 freeway) to 60 units per acre (north the 405 freeway). Staff proposes 
to extend the MUOD to all Measure K non-Housing Element sites, with specific 
densities and other development standards identified for these sites that could vary 
based on neighborhoods and/or location. Additionally, although there are no 
Housing Element sites within the Newport Boulevard Specific Plan, there are non-
Housing Element Measure K sites where optional development potential could be 
added by extending the MUOD. Targeted amendments to this Specific Plan could be 
completed to facilitate and enable development potential.  
 
Mesa West Residential Ownership Urban Plan 
 
Housing Element Program 3D notes removal of the Mesa West Residential Ownership 
Overlay. However, most of the sites within this Urban Plan area lie outside both the 
Housing Element and Measure K boundaries and therefore cannot be rezoned for 
higher-density housing or mixed-use development as part of this effort. Given these 
limitations, staff and Dudek considered other strategies to implement this program and 
determined there is an opportunity to replace the Urban Plan through targeted 
amendments to the CMMC. 
 
Although originally established under the umbrella of the City’s MUOD, the Mesa West 
Residential Ownership Urban Plan does not permit mixed-use development. It allows 
only the conversion of apartments to residential common-interest developments or the 
construction of new common-interest developments. Staff proposes to sunset the Urban 
Plan and codify these residential ownership opportunities directly in Title 13, Chapter V, 
Article 2, Residential Common Interest Developments. This action would sunset an 
outdated Urban Plan without removing any of the development opportunities it currently 
provides. 
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Zoning Code Amendments 
 
In addition to the NWWAB rezoning, the City is required to implement numerous 
Housing Element Programs (Programs 2B, 2E, 2F, 2H, 2I, 2J, 2M, 2N, 2O, 2P, 3E, 3F, 3K 
3S, 4E and 4G) that require amendments to the zoning code with the overarching goals 
of: 
 

• Implementing Housing Element programs as required by State Law; 
• Ensuring zoning code consistency with State Law; 
• Removing regulatory barriers to housing production; and 
• Promoting and streamlining housing development 

 
These zoning code amendments will address programs including, but not limited to, 
large family households, farmworker housing, transitional and supportive housing, 
parking standards for residential developments and emergency shelters, motel 
conversions, efficiency units and co-living housing, findings and conditions of approval, 
and low barrier navigation centers. Drafting of the zoning code amendments included in 
the NWWAB effort are already underway. Housing Element programs are described 
briefly earlier in this report, and also in detail in Chapter 4, Housing Plan, of the City’s 
adopted Housing Element available online here: 
https://www.costamesaca.gov/home/showpublisheddocument/52834/63813356885
3530000.  Staff will return with draft amendments at a future date. 
 
GENERAL PLAN CONFORMANCE 
 
The proposed rezoning of Housing Element sites is consistent with the General Plan 
Amendments adopted by the City Council on November 4, 2025, which went into 
effect on December 4, 2025. Staff will evaluate the need for General Plan amendments 
specific to conformance for non-Housing Element Measure K sites.  
 
ENVIRONMENTAL DETERMINATION 
 
The information being received and discussed by the Planning Commission is exempt 
from the California Environmental Quality Act (CEQA) pursuant to Section 15060(c)(3) 
of the CEQA Guidelines because the action is not a “project” pursuant to Section 
15378(b)(5). The action involves an organizational or administrative activity of 
government that will not result in the direct or indirect physical change in the 
environment. Moreover, an Environmental Impact Report (EIR) will be prepared for the 
project in accordance with the CEQA Guidelines. A Notice of Preparation was released 
on November 17, 2025, and written public comments will be accepted through 
December 19, 2025. The Notice of Preparation is available on the City’s website at the 
following link: 
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https://www.costamesaca.gov/government/departments-and-divisions/economic-
and-development-services/planning/environmental-notices-and-reports. 
 
The City will hold a CEQA scoping meeting on Wednesday, December 10, 2025 at 
5:30 p.m. in the City Council Chambers. The purpose of the scoping meeting is to 
present the project, discuss the EIR process and schedule, and to receive public 
comments and suggestions regarding the scope and content of the EIR. All interested 
parties are invited to attend the scoping meeting. Written public comments regarding 
the scope and content of the EIR will be accepted at the scoping meeting and can also 
be submitted by email to neighborhoods@costamesaca.gov through December 19, 
2025.  
 
ALTERNATIVES 
 
This is a City-initiated Study Session for discussion purposes, as such no actions nor 
alternative actions are required. 
 
PUBLIC NOTICE 
 
There is no public notice requirement for the Planning Commission Study Session to 
discuss the approach to rezoning for NWWAB and Housing Element implementation. 
However, to encourage public engagement, the City provided the following notification: 
 

• Information on the study session was published once in the Daily Pilot newspaper 
on November 28, 2025 

• The date, time, and location of the study session were posted on the project 
website 

• Information about the study session was distributed via email to the project 
interest list 

 
CONCLUSION/NEXT STEPS 
 
Staff and the consultant continue to diligently work on the NWWAB effort, in line with 
the project timeline and continue to seek opportunities to streamline the path to HCD 
certification. The environmental review and draft rezoning efforts are already 
underway. Amending the City’s MUOD is the primary tool for encouraging and 
facilitating residential and mixed-use development and will allow the City to sunset 
several urban plans. Continuing to study and conduct outreach on non-Housing 
Element Measure K sites provides additional housing opportunities above and beyond 
RHNA that are additive (meaning a developer could opt to develop the site with 
commercial uses, residential uses or as a mixed project). Planning for Round 2 of 
NWWAB outreach is already underway and is anticipated to begin in February 2026. 
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Staff will continue coordinating with HCD on potential implications of SB 131 and the 
New Commune DTLA LLC vs City of Redondo Beach case on the City’s NWWAB rezone 
program. Additionally, staff will return to the Planning Commission and City Council 
with draft amendments to the Zoning Code, General Plan, North Costa Mesa Specific 
Plan, and other regulatory documents as needed to implement NWWAB and the 
Housing Element. Staff is targeting the February 9, 2026, Planning Commission 
meeting, pending timely receipt of HCD’s SB 131 technical guidance.  
 
ATTACHMENTS 
 

1. Rezoning Map 
2. Additional Development Regulations of Measure K Sites Map 
3. Existing and Proposed Approach (Urban Plans, Overlays, and Specific Plans) 
4. Example of draft basic development MOUD standards for Housing Element sites 

 

133



134

ATTACHMENT 1



ATTACHMENT 2 
 

Additional Development Regulations of Measure K Sites Map 
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ATTACHMENT 3 
 

Existing Urban Plans and Specific Plans 

 

 

 

Proposed Approach 
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Article 11. Mixed-Use Overlay District (MUOD) 

13-83.50. Purpose 

13-83.51. Definitions 

13-83.52. Mixed-use development types 

13-83.53. Application review procedures in mixed-use overlay district 

13-83.54. Mixed-use development standards 

13-83.55. Mixed-use compatibility standards 

13-83.56. Phase mixed-use developments 

13-83.57. Harbor Mixed-Use Overlay 

13-83.58. Properties dentified in 2021-2029 Housing Element  

(a) Purpose.  

(1) The purpose of this Section is to implement the City’s Housing Element by establishing 
zoning provisions for sites identified in the Housing Element Sites Inventory to accommodate 
the City’s lower-, moderate-, and above-moderate-income Regional Housing Needs Allocation 
(RHNA) consistent with California Gov. Code §65583 and 65583.2 subdivisions (c), (h) and 
(i). 

(b) Applicability. 

(1) The provisions of this Section shall apply to all parcels identified in the City’s adopted 2021–
2029 Housing Element Sites Inventory to accommodate the City’s RHNA.  

(2) Previously Identified Sites. The provisions of this Section shall also apply to any non-vacant 
Housing Element Site that was identified in a prior Housing Element and any vacant Housing 
Element Site that was identified in two or more consecutive prior Housing Elements, 
consistent with Government Code § 65583.2(c). Such sites shall be subject to the minimum 
density and by-right approval standards established in this Section. Such sites are listed in 
the adopted Housing Element. 

(3) Exemption. The provisions of this Section shall not apply within the boundaries of the 
Fairview Development Center Specific Plan. 
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(c) Severability and State Law Consistency.  

(1) This Section is intended to be consistent with, and shall be interpreted and applied to comply 
with, all applicable requirements of State housing law, including Government Code § 
65915(c)(3), 65583 and 65583.2 as those provisions may be amended from time to time, 
and any successor statutes. If any provision of this Section conflicts with State law, the 
applicable state law shall control.  

(2) If any provision of this Section, or its application to any person or circumstance, is held 
invalid or unenforceable by a court of competent jurisdiction, such invalidity or 
unenforceability shall not affect other provisions or applications of this ordinance that can be 
given effect without the invalid provision or application. The City Council declares that it 
would have adopted this Section and each provision, section, sentence, clause, and phrase 
thereof, irrespective of the fact that any one or more provisions may be declared invalid or 
unenforceable. 

(d) Definitions.  

(1) “Housing Element Site” means any site identified in the adopted Housing Element Sites 
Inventory to accommodate the City’s Regional Housing Needs Allocation (RHNA). 

(2) “Lower-Income Household” has the same meaning as defined in California Health and Safety 
Code Section 50079.5. 

(3) “Lower-Income Housing Element Site” means any Housing Element Site identified in the 
Housing Element that accommodates any portion of the City’s lower-income Regional 
Housing Needs Allocation (RHNA) and subject to the requirements of Gov. Code § 65583.2 
(h) and (i). 

(4) “Use by Right” has the same meaning as in Government Code § 65583.2(i) and requires 
ministerial approval for multifamily housing developments in which at least 20 percent of the 
total number of units are affordable to lower-income households. “Use by Right” means that 
the review of an owner-occupied or renter-occupied multifamily residential use may not 
require a conditional use permit, planned unit development permit, or other discretionary 
review or approval that would constitute a “project” for purposes of Division 13 (commencing 
with Section 21000) of the Public Resources Code. 

(5) “Prior Housing Element Site” means any non-vacant Housing Element Site that was identified 
in the prior Housing Element and any vacant Housing Element Site that was identified in two 
or more consecutive prior Housing Elements. Such sites are listed in the adopted Housing 
Element. 

(6) “Protected Unit” means any unit that, within the past five years, was occupied by a lower-
income household regardless of whether the unit was deed-restricted or that was subject to 
an affordability covenant or rent control.  
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(e) Supersession of Overlay.  

(1) For Lower-Income Housing Element Sites:  

i. Supersession of Other Zoning Provisions. Projects on Lower-Income Housing Element 
Sites shall be governed by this Section, and the provisions in this Section shall 
supersede and prevail over any conflicting provisions of the underlying base zone 
and all other applicable zoning provisions, such as other urban plans, overlays, and 
specific plans, and the provisions of this Article that apply to non-Lower-Income 
Housing Element sites. 

ii. Minimum Residential Floor Area. Projects on Lower-Income Housing Element Sites 
shall satisfy the minimum residential floor area requirements established in 
Subsection (e)(2). 

iii. Ministerial Review and Approval. Projects on Lower-Income Housing Element Sites 
shall be a Use by Right pursuant to Subsection (g)(1).  

iv. Minimum Residential Density. Projects on Lower-Income Housing Element Sites shall 
satisfy the minimum residential density requirements established in Subsection 
(h)(1)(ii) and (h)(1)(iii). 

(f) Permitted Uses.  

(1) Multi-Family Dwellings. Multi-family dwellings shall be permitted on all Housing Element Sites 
subject to the requirements of this Section. 

(2) Mixed-Use on Lower-Income Housing Element Sites. Mixed-use projects shall be permitted on 
Lower-Income Housing Element Sites so long as at least 50 percent of total floor area is 
provided as residential uses, consistent with Gov. Code §65583.2(h)(1)(B).  

(3) Multi-Family Dwellings on Lower-Income Housing Element Sites. Multi-family dwellings 
consisting of 100 percent residential uses shall be permitted on Lower-Income Housing 
Element Sites, consistent with Gov. Code §65583.2(h)(1)(B). 

(g) Review and Approvals Procedures.  

(1) Use by Right. A project on a Lower-Income Housing Element Site that provides at least 20 
percent of the total dwelling units affordable to Lower-Income Households shall be processed 
as a Use by Right, consistent with Gov. Code §65583.2(h) and (i). Such projects shall be 
subject only to ministerial review to verify compliance with all applicable objective design and 
development standards. A project that does not qualify as a Use-by-Right shall be processed 
in accordance with CMMC Title 13, Chapter III (Planning Applications). 

(2) Subdivision. Any subdivision of a Lower Income Housing Element Site shall comply with all 
applicable provisions of CMMC Title 13, Chapter XI (Subdivisions) and the Subdivision Map 
Act.  
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(h) Development Standards. 

(1) Density Standards 

i. Maximum Densities. Maximum residential densities shall be permitted as specified in 
the Housing Element Sites Inventory.  

ii. Minimum Site Capacity for Lower-Income Housing Element Sites. If the identified 
maximum density of a Lower-Income Housing Element Site does not allow at least 16 
dwelling units on site, then the maximum density identified shall be waived, and the 
maximum number of dwelling units permitted shall be 16 dwelling units on site 
consistent with Gov. Code §65583.2 subdivision (h). The Lower-Income Housing 
Element Site shall be subject to the applicable development standards of Table 13-
83.58-B in accordance with the maximum density identified in the Housing Element 
Sites Inventory as described in Section (h)(1)(i). 

iii. Minimum Densities for Lower-Income Housing Element Sites. A project proposed on a 
Lower Income Housing Element Site shall meet a minimum density requirement of 
20 units per acre, inclusive of Accessory Dwelling Units, consistent with Gov. Code 
§65583.2 subdivision (h). 

(2) Off-Street Parking Standards 

i. Minimum off-street parking requirements for projects on Housing Element sites are 
provided in Table 13-83.58-A. Minimum Off-Street Parking Requirements. 

Table 13-83.58-A. Minimum Off-Street Parking Requirements 

Dwelling Unit Type 
Minimum Off-Street Parking 
Requirement 

Minimum Off-Street Guest 
Parking Requirement 

Studio or 1-bedroom unit 1 space per unit 0.25 space per unit 
2 or more bedrooms per unit 2 spaces per unit 0.25 space per unit 

 

(3) Development Standards by Maximum Density 

i. Minimum and maximum requirements for building height, commercial intensity, 
setbacks, lot coverage, and open space are provided by maximum density category in 
Table 13-83.58-B. Development Standards by Maximum Density.  
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Table 13-83.58-B. Development Standards by Maximum Density. (to be refined) 

Minimum 
Density1 

Maximum 
Density2 

Maximum 
Building 
Height 

Maximum 
Commercial 
Intensity 
(FAR) 

Minimum 
Setbacks 
(Front/Side/Rear)  

Maximum 
Lot 
Coverage 

Minimum 
Open Space 

20 du/ac 

40 du/ac 48 ft. Per 
underlying 
General Plan 
Land Use 

10 ft./5 ft./10 ft. 60% 

100 s.f./unit  
50 du/ac 60 ft. 10 ft./5 ft./10 ft. 60% 
60 du/ac 72 ft. 8 ft./5 ft./10 ft. 60% 
90 du/ac 108 ft. 5 ft./5 ft./5 ft. 70% 

1 Based on the 2021-2029 adopted Housing Element Sites Inventory (Table B-6) 
2 Only applicable to Lower-Income Housing Element Sites and inclusive of Accessory Dwelling Units. 

(4) Objective Design Standards forthcoming.  

i. The City intends to prepare and adopt design standards to further guide the physical 
form and character of development on the rezoned sites. Until such standards are 
adopted, projects shall be subject only to the objective development standards 
contained in this Section. Upon adoption, the objective design standards shall apply 
to all projects subject to this Section and shall serve as the sole design criteria for 
ministerial review, consistent with Gov. Code §65583.2 and 65589.5.  

(i) Replacement of Protected Units.  

(1) Demolition or Conversion of Protected Units. Any project that involves the demolition or 
conversion of Protected Units, or that is located on a site where Protected Units were 
demolished or converted within the previous five years, shall comply with all applicable 
replacement housing, tenant protection, and right-of-return requirements under State 
Density Bonus Law, including Government Code § 65915(c)(3), and any successor statutes. 
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File #: 25-610 Meeting Date: 12/8/2025

TITLE:

REVIEW AND APPROVE THE 2026 PLANNING COMMISSION MEETING CALENDAR

DEPARTMENT: ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/
PLANNING DIVISION

PRESENTED BY: CARRIE TAI, AICP, ECONOMIC AND DEVELOPMENT SERVICES
DIRECTOR

CONTACT INFORMATION: CARRIE TAI, AICP, 714-754-5270; planninginfo@costamesaca.gov

RECOMMENDATION:

Staff recommends the Planning Commission review and approve the proposed 2026 Planning
Commission Meeting Calendar.
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PLANNING COMMISSION 
AGENDA REPORT  
MEETING DATE:  DECEMBER 8, 2025           ITEM NUMBER: NB-2     

SUBJECT: REVIEW AND APPROVE THE 2026 PLANNING COMMISSION 
MEETING CALENDAR  
 

FROM:  ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/ 
PLANNING DIVISION  
 

PRESENTATION BY:     CARRIE TAI, AICP, ECONOMIC AND DEVELOPMENT 
SERVICES DIRECTOR 

                                 
FOR FURTHER 
INFORMATION 
CONTACT: 
 

CARRIE TAI, AICP 
714-754-5270 
planninginfo@costamesaca.gov 

 
RECOMMENDATION: 
 
Staff recommends the Planning Commission review and approve the proposed 2026 
Planning Commission Meeting Calendar. 
 
BACKGROUND: 
 
Planning Commission meetings are currently conducted on the second and fourth 
Mondays of each month, except for December when only one meeting is conducted on 
the second Monday.  
 
At its December 2, 2025 meeting, the City Council approved its 2026 meeting calendar. 
While City Council meetings are typically scheduled for the first and third Tuesdays of the 
month, the approved 2026 calendar schedules one meeting on January, one meeting in 
August, and one meeting in December.  
 
ANALYSIS: 
 
The Planning Commission has the ability to establish, cancel, or reschedule meetings with 
proper and timely notice in accordance with the Brown Act.  Staff recommends the 
following changes to the regularly scheduled Planning Commission meeting calendar to 
track the City Council meetings, account for schedule variation due to holidays, and 
provide staff with deeper work focus periods to advance needed initiatives. Staff 
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recommends cancelling the January 12, 2026 regular meeting since it follows the 
holidays and would occur prior to the City Council’s first 2026 regularly scheduled 
meeting on January 20, 2026. Staff recommends one meeting in May as the May 25, 2026 
regularly scheduled meeting occurs on Memorial Day.  Staff recommends scheduling 
one meeting in August 10, 2026 to track the City Council calendar. Lastly, staff 
recommends one meeting each in November and December as scheduled in current 
and prior years.  
 
The proposed 2026 Planning Commission meeting dates are as follows: 
 

• January 26, 2026 
• February 9, 2026 
• February 23, 2026 
• March 9, 2026 
• March 23, 2026 
• April 13, 2026 
• April 27, 2026 
• May 11, 2026 
• June 8, 2026 
• June 22, 2026 
• July 13, 2026  
• July 27, 2026 
• August 10, 2026 
• September 14, 2026 
• September 28, 2026 
• October 12, 2026  
• October 26, 2026 
• November 9, 2026 
• December 14, 2026 

 
Consistent with prior practice, if the number of agenda items exceeds that feasible to be 
placed on scheduled meeting dates, staff will coordinate with the Planning Commission 
on adding dates to ensure meetings are a manageable length. 
 
ALTERNATIVES: 
 
The Planning Commission may choose to keep some or all regularly scheduled meetings 
on the 2026 meeting calendar. 
 
ATTACHMENT: 
 
2026 Planning Commission Meeting Calendar (draft) 
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Planning Commission Calendar

S M T W T F S S M T W T F S S M T W T F S S M T W T F S

1 2 3 1 2 3 4 5 6 7 1 2 3 4 5 6 7 1 2 3 4

4 5 6 7 8 9 10 8 9 10 11 12 13 14 8 9 10 11 12 13 14 5 6 7 8 9 10 11

11 12 13 14 15 16 17 15 16 17 18 19 20 21 15 16 17 18 19 20 21 12 13 14 15 16 17 18

18 19 20 21 22 23 24 22 23 24 25 26 27 28 22 23 24 25 26 27 28 19 20 21 22 23 24 25

25 26 27 28 29 30 31 29 30 31 26 27 28 29 30

S M T W T F S S M T W T F S S M T W T F S S M T W T F S

1 2 1 2 3 4 5 6 1 2 3 4 1

3 4 5 6 7 8 9 7 8 9 10 11 12 13 5 6 7 8 9 10 11 2 3 4 5 6 7 8

10 11 12 13 14 15 16 14 15 16 17 18 19 20 12 13 14 15 16 17 18 9 10 11 12 13 14 15

17 18 19 20 21 22 23 21 22 23 24 25 26 27 19 20 21 22 23 24 25 16 17 18 19 20 21 22

24 25 26 27 28 29 30 28 29 30 26 27 28 29 30 31 23 24 25 26 27 28 29

31 30 31

S M T W T F S S M T W T F S S M T W T F S S M T W T F S

1 2 3 4 5 1 2 3 1 2 3 4 5 6 7 1 2 3 4 5

6 7 8 9 10 11 12 4 5 6 7 8 9 10 8 9 10 11 12 13 14 6 7 8 9 10 11 12

13 14 15 16 17 18 19 11 12 13 14 15 16 17 15 16 17 18 19 20 21 13 14 15 16 17 18 19

20 21 22 23 24 25 26 18 19 20 21 22 23 24 22 23 24 25 26 27 28 20 21 22 23 24 25 26

27 28 29 30 25 26 27 28 29 30 31 29 30 27 28 29 30 31

April

2026

September October November December

May June July August

January February March
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