




























































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































5.6  OTHER ESSENTIAL FACILITIES  
 
Solid Waste 
 
The City of Costa Mesa Source Reduction and Recycling Element (SRRE) provides 
programs with which development projects are required to comply.  Source reduction is 
any action that avoids creation of waste by reducing waste at its source, including 
reducing packaging, reducing use of non-recyclable materials, replacing disposable 
materials and products with reusable materials and products, reducing amount of yard 
wastes generated and increasing efficiency of use of paper, cardboard, glass, metal, 
plastic and other materials.  This requires manufacturers and consumers to assume an 
active role in reducing the amount of waste produced through changes in production 
methods and consumption practices.  Recycling is any action that avoids creation of 
waste through reuse or reprocessing of material and requires active participation by the 
community in various forms.  The three areas recycling focuses on within Costa Mesa 
are:  single-family residential; multi-family residential, commercial, industrial and 
institutional uses; and, buy-back and drop-off recycling programs. 
 
Fire Protection and Emergency Services 
 
The Costa Mesa Fire Department is responsible for the following essential services:  fire 
prevention; enforcement of fire protection laws and ordinances; fire suppression; 
emergency medical services; hazardous materials response; and, weed abatement.  In 
addition, the Fire Department practices fire prevention and emergency preparation 
through use of built-in fire protection such as early warning and detection systems, 
automatic fire sprinklers, fire resistive design of structures and materials, fire prevention 
inspections, and public education.  As of 2015 the Costa Mesa Fire Department was 
staffed by 71 uniformed personnel assigned to six Costa Mesa Fire Department Stations.  
The Fire Department Stations closest to the One Metro West community site are at 3350 
Sakioka Drive and 800 Baker Street. 
 
Police Services 
 
Costa Mesa Police Department would provide police services to the project. The Police 
Department operates from the Police main facility (99 Fair Drive) and two substations 
(South Coast Plaza Substation at 3333 Bristol Street and the West Side Substation at 567 
W. 18th Street. The project site will be served by the Police Department’s main facility, 
which is located approximately 3.6 miles southeast of the site. The Department’s full-time 
staffing is comprised of 136 sworn police officer and 76 professional staff positions. 
Additionally, the Department is a part of the Orange County Mutual Aid Agreement for 
mutual aid assistance when needed and contracts air support services with the City of 
Huntington Beach.  
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Schools 
 
The One Metro West site is located within the Newport Mesa Unified School District 
58.83-mile service area.  The School District includes 22 elementary schools, two 
intermediate schools, two middle schools, two high schools, three alternative schools, an 
adult education program, and 13 preschools.  Student enrollment in Costa Mesa schools 
in 2015 was 11,313 students. 
 
Libraries 
 
There are three public libraries within the City of Costa Mesa that housed more than 
68,000 items in circulation as of 2015.  The County of Orange operates the libraries.   
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SECTION 6: 
ADMINISTRATION AND IMPLEMENTATION 

 
 

The One Metro West Specific Plan has been prepared in accordance with the California 
Government Code Section 65450, et seq., the California Environmental Quality Act, the 
City of Costa Mesa General Plan, and the City of Costa Mesa Municipal Code.  This 
Section describes the steps and actions to implement and administer the One Metro West 
Specific Plan.   
 
6.1 DEVELOPMENT PROGRAM GOALS AND OBJECTIVES 
 
The One Metro West Specific Plan Development Program is intended to accomplish the 
following.  
 

• Create a “Community” (People Place) – The One Metro West Specific Plan 
accommodates 1,057 multi-family residential units, commercial retail/dining 
space, and a creative office building.  In addition, One Metro West includes a 
1.5-acre publicly-accessible urban open space component that will provide a 
variety of hardscape and softscape visually passive experiences for One Metro 
West residents and visitors as well as bicycle and pedestrian path improvements. 
One Metro West private recreational/community amenities may include bowling 
alleys, a community room, and a dog spa.  The intent is to focus on resident 
needs and desires and thereby build a “pride of place” among residents, office 
employees and commercial business employees.  The “urban open space” area 
will provide a range of passive recreational opportunities for residents and visitors 
who could access the site from nearby properties.  Community architecture 
(structural, landscape, and street furniture) design will contribute to defining the 
One Metro West community. 

 
• Optimize the Mix of Uses – The Specific Plan includes residential, office, retail, 

and recreational spaces within the 15.23-acre site.  Commercial retail uses are 
intended to be focused primarily to serve the One Metro West community. The 
25,000 square foot creative office building will provide employment opportunities 
for community residents and the multi-family residential units on the site will 
provide living opportunities for employees of both the onsite office and commercial 
components.  Mixed use design incorporates residential opportunities, creative 
office space, resident-serving retail, and recreational facilities. 
 

• Create a New Vision for the Planning Area – The One Metro West Specific Plan 
envisions repurposing an underutilized industrial property north of the I-405 
Freeway into a vibrant mixed-use community that will assist in providing more 
balance to the jobs-housing ratio in Costa Mesa.  One Metro West will offer 
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various sizes (studio, one-bedroom, two-bedroom and three-bedroom) residential 
units and will be in proximity to on-site employment in the creative office building.  
In addition, the commercial retail/dining uses will be focused primarily to One 
Metro West residents who also will have easy access to the adjacent shopping and 
dining establishments in the South Coast Collection.  Development pursuant to 
this Specific Plan is intended to act as a catalyst to re-visioning and re-invigorating 
the northwest Costa Mesa area in addition to providing housing for businesses 
already in the vicinity. 

 
• Maintain a Balance between Jobs and Housing – One Metro West Specific 

Plan provides for new housing opportunities and therefore improves the City 
jobs-housing balance.  There currently is an imbalance in the jobs-to-housing 
ratio in Costa Mesa; there are 1.6 jobs per dwelling unit in the City.  Given that 
there are an estimated 5,000 people currently working in the City of Costa Mesa 
north of the I-405 Freeway in the vicinity of One Metro West and an anticipated 
11,500 new employment opportunities associated with future projects (The Press; 
Home Ranch; VANS Expansion), there will be a need for as many as 8,000 
additional residential units north of the I-405 Freeway within the vicinity of the site 
where fewer than 1,000 exist.  Businesses opening and operating on and in the 
vicinity of the project site want assurance of adequate housing for employees. The 
One Metro West Specific Plan provides the opportunity for construction of 1,057 
residential units. 
 

• Incorporate Opportunities for Alternate Forms of Transportation – The One 
Metro West Specific Plan incorporates an improved bicycle path connection to the 
existing local bicycle trail link to the regional Santa Ana River Trail. The 
improvements to the local trail will be implemented on property under the 
ownership of One Metro West and extend from the 1.5-acre urban open space 
component of the project.  The urban open space will include a bicycle parking 
area and path linked to the widened local trail.  Pedestrians also will be able to 
access the local trail. 

 
• Enhance Sustainability – By providing housing on-site and close to employment 

centers in the community vicinity, development pursuant to the One Metro West 
Specific Plan will greatly reduce commuting distances and times as well as fuel 
consumption.  Bicycle-friendly living, including bike lockers, bike storage, repair 
facilities, and community-wide bike programs and events will be hosted.  In 
addition, building construction and operation to be implemented as part of 
community development will incorporate sustainable practices.  One Metro West 
will include progressive energy technology and design, potentially including solar 
panels that will be constructed according to LEED-compatible standards.   
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• Provide for a Healthy Lifestyle for Project Residents – Healthy lifestyle 
opportunities will be central to One Metro West.  Recreation facilities will be 
provided within each residential building courtyard and potentially on selected 
rooftops.  One Metro West will improve the existing bike trail with a meandering 
bicycle and pedestrian path that will connect to the Santa Ana River Trail system 
and will include a new public open space area.  The 1.5-acre public open space 
area is designed and sized to host passive recreation uses. 
 

• Develop a Contemporary and Synergistic Community – The One Metro West 
development plan incorporates contemporary design techniques and styles for its 
building architecture, landscape, pavement treatment, street furniture and lighting.  
In addition, the building wall facing the I-405 Freeway will have an artistic 
treatment. Public art will be part of the open space area and be on display at 
various locations within the One Metro West community. 

 
6.2 ADMINISTRATION 
 
Methods and Applicability 
 
The One Metro West Specific Plan must be adopted by an ordinance of the City Council.  
All development within the One Metro West Specific Plan area will be subject to the 
implementation procedures established herein, unless otherwise noted.  Any regulations 
or requirements not specifically covered herein shall be subject to regulations and 
requirements of the City of Costa Mesa Municipal Code.  
 
All construction within One Metro West shall be in compliance with the California Building 
Code, California Fire Code, and all other applicable federal, State and local ordinances 
adopted by the City pertaining to construction and safety features.  Unless otherwise 
specifically approved as part of the One Metro West Specific Plan, all off-site 
improvements under control of the City shall be subject to City regulations and 
requirements in effect at the time improvement plans are submitted.  Any other 
improvement not under control of the City shall be subject to regulations and 
requirements of the responsible agency.   
 
Severability 
 
If any term, provision, condition, requirement, or portion thereof of this Specific Plan is for 
any reason held invalid, unenforceable or unconstitutional, the remainder of the Specific 
Plan or the application of such term, provision, condition, requirement, or portion thereof 
of circumstances other than those in which it is held to be invalid, unenforceable, or 
unconstitutional shall not be affected thereby.  Each other term, provision, condition, 
requirement, or portion thereof shall be held valid and enforceable to the fullest extent 
permitted by law. 
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Interpretation 
 
If any issue, condition or situation arises or occurs that is not sufficiently covered or 
provided for in the One Metro West Specific Plan regulations so as to be clearly 
understandable, the Economic and Development Services Director shall resolve issues, 
conditions or situations in a manner consistent with the Specific Plan and applicable 
provisions of the City’s Zoning Code.  The intent is to resolve ambiguity in the regulations 
and ensure their consistent application. 
 
6.3  SUBSEQUENT DECISIONS 
 
It shall be unlawful and a violation of this One Metro West Specific Plan and the City of 
Costa Mesa Municipal Code for any person to establish, construct, reconstruct, enlarge, 
alter, use, or replace any use of land or structure, including signs, except in compliance 
with the requirements of this Specific Plan.  No building permit shall be issued by the City 
of Costa Mesa unless the proposed activity complies with all applicable provisions of this 
One Metro West Specific Plan. 
 
Applications for land development or land use shall comply with the policies, 
Development Standards, and Design Guidelines contained in the One Metro West 
Specific Plan and applicable procedural requirements of the City of Costa Mesa Municipal 
Code, unless otherwise specified below. 
 
Master Plan Required 
 
Pursuant to Costa Mesa Municipal Code Title 13 (Planning, Zoning and Development), a 
Master Plan as described in Section 13-28(g), Master plan, shall be required for 
development on private property within the One Metro West Specific Plan area. 
Modifications to an approved Master Plan shall be processed as described in Costa Mesa 
Municipal Code Section 13-28(g) and 13-29(g)(5).  
 
Uses Not Listed 
 
Permitted uses and the procedure for evaluating uses not listed shall be as described in 
Section 3.2, Permitted Uses, of this Specific Plan.  
 
Specific Plan Amendments 
 
Modifications to the Specific Plan shall occur in accordance with the amendment process 
described in Costa Municipal Code Section 13-28(p), Amendments to planning 
applications. This Specific Plan may be amended by following the same procedure as 
required for the initial approval and subject to application fees pursuant to the City’s 
adopted fee schedule.  
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Appeals 
 
Appeals of any determination of the Economic and Development Services Director or 
his/her designee shall be referred to the Costa Mesa Planning Commission.  The 
appellant or any other entity shall have the right to appeal the Costa Mesa Planning 
Commission decision to the Costa Mesa City Council.  Appeals shall be processed 
consistent with provisions of the City of Costa Mesa Municipal Code. 
 
CEQA 
 
The certified Final Environmental Impact Report prepared for the One Metro West 
Specific Plan identifies impacts and, where necessary, Mitigation Measures that will 
reduce the levels of identified impacts.  It is intended that the certified Environmental 
Impact Report serves as a document against which all future development within the One 
Metro West Specific Plan area will be assessed and that the certified document will serve 
as adequate environmental information for future development conducted within the 
parameters of the approved Specific Plan. If subsequent discretionary decisions are 
required that involve a change to planned development pursuant to the One Metro West 
Specific Plan, City of Costa Mesa staff will evaluate the discretionary request in light of 
CEQA Guidelines Section 15162 through 15164 to determine the appropriate level of 
environmental documentation. 
 
6.4 IMPLEMENTATION 
 
Development Timeframe 
 
It is anticipated that development of the One Metro West community pursuant to this 
Specific Plan could occur in one phase beginning in December, 2021 and completed by 
December, 2026.  The anticipated development timeframe could change subject to 
market conditions.   
 
Development Agreement 
 
A Development Agreement is a tool for establishing a vested right to proceed with 
development in conformance with the City of Costa Mesa policies and regulations in 
effect at the time of City approval of the One Metro West Specific Plan, as indicated in 
California Government Code Section 65864.  Development agreements provide a 
project developer with assurance for a specified length of time that the project may 
proceed as originally approved, and not be affected by future changes in City land use 
regulations.  In exchange for this assurance, a developer agrees to provide certain public 
benefits as negotiated with the City of Costa Mesa as a condition of the Development 
Agreement. The One Metro West Project is subject to approval of a Development 
agreement and the terms and conditions of the Development Agreement, in addition to 
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the Master Plan.  
 
6.5 DEVELOPMENT FINANCING  
 
Development pursuant to the One Metro West Specific Plan is not dependent upon public 
financing. It will be privately financed by the owner-builder of the community. Therefore, 
public financing options are not discussed further.   
 
Private financing strategies that will be used to cover on-going maintenance and 
administration of all the infrastructure systems, other than public utilities and general City 
services, have yet to be determined.  The City and the One Metro West owner-builder 
will discuss specific funding mechanisms required to cover these costs at a later time.  
An Assessment District could be enacted to maintain the public facilities within the 
Specific Plan area, and are discussed briefly below. 
 
Financing Measures Necessary for Funding City Public Services  
 
Special Assessment Districts 
 
Revenue Sources 

 
Each parcel of property within an Assessment District (AD) is assessed a portion of the 
costs of public improvements and services (e.g. street lighting maintenance, roadway 
maintenance) to be financed by the AD, based on the proportion of direct and special 
benefit received by that parcel. 

 
Advantages of Assessment District Financing 

 
• An AD can only levy special assessments on property owners within the AD itself.  

The election that occurs prior to formation only applies to property owners within 
the AD because they are the only ones who will be paying these assessments. 
 

Disadvantages of Assessment District Financing 
 

• Allocations of assessments must be strictly based on benefit, which may not be 
practical from a political or marketing perspective.  The burden of proof is on the 
public agency to defend its benefit apportionment methodology should there be a 
legal challenge. 

• An assessment lien placed on a particular parcel cannot be easily changed, even if 
the land use on that parcel has been modified, which may overburden land uses 
on the subject property. 

• Privately-owned and publicly-owned properties must be assessed and charged 
annually based on level of benefit. 
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SECTION 7:  

DEFINITIONS AND ACRONYMS 
 

Unless otherwise defined in the Zoning Code, the following definitions shall apply: 
 
 

Accessory Use – A use incidental and subordinate to, and devoted exclusively to the 
main use of the land or building thereon 
 
Active Transportation Hub – An area designated in the privately owned open space to 
provide bike facilities and encourage use of alternative transportation  
 
ALUC – The Airport Land Use Commission (ALUC) is governed by the Public Utilities 
Code Section 21670 and has a basic responsibility to assist local agencies in ensuring 
compatible land uses in the vicinity of all airports in the County  
 
Applicant – Rose Equities; the entity filing and processing a General Plan Amendment; 
Zone Change and Master Plan discretionary application with the City of Costa Mesa for 
the One Metro West Specific Project 
 
Articulation – The use of architectural elements to create breaks in the horizontal and 
vertical surfaces or masses of buildings 
 
Balcony – An outdoor space extending from a private upper floor of a building that is 
accessed directly from a secondary unit entrance 
 
Bicycle Path – A dedicated off-street area that is paved and non-traversable by 
motorized vehicles and is often shared with pedestrians 
 
Building Composition – A building’s spatial arrangement of masses and architectural 
elements in relation to each other and the building as a whole 
 
Building Disposition – The placement and orientation of a building or buildings on a 
parcel 
 
Building Envelope – The maximum ground level space a building or buildings may 
occupy on a parcel 
 
Building Height – The distance from the grade adjacent to the building to the highest 
point of the roof, including roof-top mechanical equipment and screening, unless 
otherwise noted  
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Building Orientation – The direction that the primary building façade of a building faces 
 
Building Placement – The location of a building on a parcel 
 
Building Volume – Part or all of a building’s three-dimensional bulk 
 
City – City of Costa Mesa 
 
City Council – City of Costa Mesa City Council; the final decision-making body for the 
One Metro West Specific Plan 
 
Common Open Space – An area of land reserved primarily for the leisure and 
recreational use of residents of development maintained by the property owner for rental 
properties and owned in common, generally through a homeowner’s association for 
condominium developments  
 
County – County of Orange government 
 
Courtyard – A private or privately shared internal open space enclosed by buildings on at 
least two sides and by buildings or walls on at least three sides 
 
Density – The number of dwelling units per acre based on gross acreage 
 
Design Guidelines – A document providing guidance on various aspects of 
development in term of building and site design and other associated features such as but 
not limited to: landscaping, signage, lighting, pedestrian and vehicular design within the 
design policies of a local authority 
 
Design Standards – Specific, usually quantifiable measures or requirements for new 
development 
 
Development Regulations – All Standards and Guidelines contained within this Specific 
Plan 
 
Economic Services and Development Director – The Director of the City of Costa 
Mesa Department that is comprised of planning, building safety, code enforcement, and 
housing and community development divisions; the Planning Division is responsible for 
implementing the regulations of the Zoning Code and the goals/policies/objectives of the 
General Plan 
 
EIR – Environmental Impact Report; that document which identifies impacts to the 
environment that may result from development and operation of the One Metro West 
Project, that which posits measures that would reduce or eliminate said impacts, that 
which identifies impacts that may remain “significant and unavoidable” as a result of 
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Project development and operation; composed in compliance with requirements of the 
California Environmental Quality Act 
 
Elevation – The façade of a building or the drawing of a building’s façade 
 
Enclosure – The use of buildings or walls to create a sense of defined space  
 
Façade – The exterior wall of a building that is set along a frontage line (front; side; or 
rear) 
 
Feasibility – The viability of development in relation to economic, market, or other 
conditions  
 
Floor Area Ratio (FAR) – The gross floor area of a building or project divided by the 
project lot area upon which is located 
 
GPA – General Plan Amendment 
 
Guideline – Principles that provide direction pertaining to the preferred method of 
addressing specified design considerations; conformance with guidelines is 
recommended but not required 
 
Human Scale – Buildings or structures that relate well in terms of building elements and 
mass articulation to an individual human being.  A humanly scaled building makes 
people feel comfortable rather than overwhelmed 
 
LEED – Leadership in Energy and Environmental Design 
 
Lot Coverage – The percentage of the lot covered by structures and buildings, including 
vehicular access ways  
 
Multi-Family – The use of a single building for two or more dwellings 
 
Municipal Code – The City of Costa Mesa code and regulation 
 
Podium Structures – Buildings with typically wood construction built atop concrete 
parking garages or mixed-uses  
 
Private Open Space – An area of land located adjacent to an individual dwelling unit, 
owned or leased and maintained by its residents and reserved exclusively for their use.  
 
Public Open Space (Public) – Land that may be used for passive or active recreation; 
types plazas, yards and other configurations as defined in the Costa Mesa Municipal 
Code through an easement agreement executed with the City of Costa Mesa  
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Parking Structure – A structure used for parking of vehicles where parking spaces, 
turning radius, and drive aisles are incorporated with the structure 
 
Plan Area – The land whose boundary includes all the properties that must adhere to the 
regulations within this Specific Plan 
 
Plaza – An open space available for community recreation, civic purposes and 
commercial activities; a plaza is open to the street on at least one side 
 
Project – The One Metro West development Project associated with the One Metro West 
Specific Plan 
 
Property – An owner’s land, including land improvement and any permanent fixtures on 
the land including buildings, trees and other fixtures 
 
Property Line – A line of record bounding a lot which divides one lot from another lot of 
from a public or private street or any other public space.  
 
Public Right-of-Way – A strip of land acquired by reservation, dedication, prescription or 
condemnation and intended to be occupied by a road, trail, water line, sanitary sewer and 
/or other public uses.  
 
Regulation – Regulations include the rules and performance measures that define 
Regulations and establish how Standards apply to properties; general requirements; 
performance measures 
 
Roof – The top surface that covers a building 
 
Rooftop Deck or Garden – A private or privately shared deck or yard on the roof of a 
building 
 
Services – Activities, and in some instances, their structural components that relate to 
the maintenance and basic functioning components of each land use; activities may 
include, but not be limited to, trash and recycling areas and aboveground components of 
wet and dry utilities 
 
Shopfront – A specific private frontage type; shopfronts are the primary treatment for 
ground-level commercial uses, designed for active ground floor activities including retail, 
dining and personal services 
 
Sidewalk Dining Space – An area adjacent to a street level eating or drinking 
establishment, located adjacent to the public right-of-way and used exclusively for dining, 
drinking, and circulation within. A physical barrier, such as bollards, planter boxes or pots, 
umbrellas, etc., shall separate the dining area from the sidewalk and be in place during 
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hours of operation. Any use within the sidewalks area for commercial use is subject to 
approval of an encroachment permit byt Public Services Department.  
 
Sign – Any medium for visual communications that is used or intended to be used to 
attract attention 
 
SP – Specific Plan; One Metro West Specific Plan  
Standards – All required development specifications (e.g. permitted land use types, 
building height dimensions and setback dimensions)  
 
Story – That portion of a building included between the surface of any floor and the 
surface of the floor above it. if there is no floor above, the space between such floor and 
the ceiling above. An attic, basement or cellar shall not be considered a story. 
 
Street Furniture – Structures in and adjacent to the street that contribute to the street 
scene, such as bus shelters, littering, seating, lighting, railings and signs 
 
Streetscape – The composition and design of all elements within the public right-of-way; 
the vehicular realm/thoroughfare (travel lands for vehicles and bicycles, parking lanes for 
cars, and sidewalks or paths for pedestrians) and the amenities of the pedestrian 
realm/public frontage (sidewalks, street trees and plantings, benches, streetlights, etc.) 
 
Sustainability – Physical or design elements that improve environmental performance, 
efficiency and livability to “. . . meet the needs of the present without compromising the 
ability of future generations to meet their own needs” (Our Common Future, World 
Commission on Environment and Development, United Nations 1987) 
 
Wall Cladding – The exposed materials of a façade that primary walls, base, wall accent, 
trim, and other articulation elements are made of or covered with 
 
Windows – Openings in a building façade that allow light and/or air into the building 
 
WQMP – Water Quality Management Plan 
 
Wrapped Building – A building composed of one or more buildings, typically residential 
and/or mixed-use, that wraps around or encircles a multi-story parking garage. 
 
Zoning Code – The Zoning Ordinance of the City of Costa Mesa 
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Appendix 

 
The One Metro West Specific Plan is consistent with, and implements, the following City 
of Costa Mesa General Plan Goals and Policies that are relevant to the community and/or 
community site. 
 
Land Use Element 
 
Goal LU-1 – A Balanced Community with a Mix of Land Uses to Meet Resident and 
Business Needs 
Policy LU-1.1:  Provide for the development of a mix and balance of housing 
opportunities, commercial goods and services, and employment opportunities in 
consideration of the needs of the business and residential segments of the community. 
Policy LU-1.4:  Promote housing and employment opportunities within planned 
development areas to the extent feasible. 
 
Goal LU-3:  Development that Maintains Neighborhood Integrity and Character 
Policy LU-3.5:  Provide opportunities for the development of well-planned and designed 
projects which, through vertical or horizontal integration, provide for the development of 
compatible residential, commercial, industrial, institutional, or public uses within a single 
project or neighborhood. 
 
Goal LU-5:  Adequate Community Services, Transportation System, and 
Infrastructure to Meet Growth 
Policy LU-5.7:  Encourage new development that is organized around compact, 
walkable, mixed-use neighborhoods and districts to conserve open space resources, 
minimize infrastructure costs, and reduce reliance on the automobile. 
Policy LU-5.10:  Building densities/intensities for proposed new development projects 
shall not exceed the trip budget for applicable land use classifications, as identified in the 
Land Use Element.  (Note:  The proposal will establish its trip budget for the site through 
its General Plan Amendment (traffic impacts to be evaluated in a Traffic Study and the 
Project Environmental Impact Report)). 
 
Goal LU-6:  Economically Viable and Productive Land Uses that Increase the 
City’s Tax Base 
Policy LU-6.1:  Encourage a mix of land uses that maintain and improve the City’s 
long-term fiscal health. 
Policy LU-6.2:  Continue to promote and support the vitality of commercial uses to meet 
the needs of local residents and that support regional-serving commercial centers. 
Policy LU-6.7:  Encourage new and retain existing businesses that provide local 
shopping and services. 
Policy LU-6.9:  Support the retention and growth of Class A office tenants, including 
corporate headquarters for the action sports industry, biotech, and high technology 

Resolution No. PC-2026-27 Page 720 of 751 1004



companies within the City. 
Policy LU-6.11:  Provide opportunities for mixed-use office, manufacturing, and retail 
development that respond to market and community needs in terms of size, location, and 
cost. 
Policy LU-6.19:  Provide flexibility and support for development of residential, office, 
small retail centers, and similar uses that would serve local residents and would also 
benefit from the high visibility along major corridors outside of significant commercial or 
industrial nodes. 
 
Goal LU-7:  A Sound Local Sustainable Economy that Attracts Investment, 
Creates Educational Opportunities, and Generates Employment Opportunities 
Policy LU-7.4:  Cultivate an entrepreneurial and academic environment that fosters 
innovation through non-traditional housing developments, flexible office spaces, 
experiential development, and ensuring the diversity of retail/service throughout the 
urban districts. 
 
Circulation Element 
 
Policy C-5.1:  Ensure that new development projects are consistent with the vehicular 
trip budgets, where adopted. 
Policy C-5.11:  Maintain balance between land use and circulation systems by phasing 
new development to levels that can be accommodated by roadways existing or planned 
to exist at the time of completion of each phase of the project. 
Policy C-5.15:  Consider the needs of the transportation and infrastructure system early 
for large developments and coordinate with developers to design projects that minimize 
traffic impacts and infrastructure demands, and implement complete streets wherever 
feasible.  Alternatively, address transportation and infrastructure system impacts 
through the implementation of development agreements. 
 
Policy C-6.12:  Require that every new development project pay its share of costs 
associated with the mitigation of project generated impacts. 
 
Open Space and Recreation Element 
 
Goal OSR-1:  Balanced and Accessible System of Parks and Open Spaces – 
Provide a high-quality environment through the development of recreation 
resources and preservation of open space that meets community needs in Costa 
Mesa 
Policy OSR-1.1:  Maintain a system of Neighborhood and Community Parks that 
provide a variety of active and passive recreational opportunities throughout the City. 
Policy OSR-1.2:  Provide parks and recreation facilities appropriate for the individual 
neighborhoods in which they are located and reflective of the needs and interests of the 
population they serve. 
Policy OSR-1.5:  Maximize public space by requiring plazas and public gathering 
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spaces in private developments that can serve multiple uses, including recreation and 
social needs. 
Policy OSR-1.14:  Consult with law enforcement agencies, surrounding cities, 
community policing groups, and OC Parks to create a safe and healthy environment at 
Talbert Regional Park, Fairview Park, and along the Santa Ana River. 
Policy OSR-1.18:  Provide a minimum of 4.26 acres of parkland per 1,000 residents. 
Policy OSR-1.20:  Enhance pedestrian, bicycle, and transit linkages to meet the needs 
of residents and to provide better access to parks, recreation, and public spaces. 
 
Policy OSR-2.1:  Provide high-quality community services programs that are flexible 
and responsive to the community’s changing needs. 
 
Goal OSR-4:  Extensive Arts and Culture Programs and Services – Provide 
comprehensive and multifaceted arts and culture programs and services that 
provide education and entertainment to the community and a broader audience 
Policy OSR-4.3:  Encourage additional indoor and outdoor facility spaces citywide to 
display public art and host arts and culture special events. 
Policy OSR-4.11:  Provide opportunities for local artists to create and display their work. 
Policy OSR-4.16:  Pursue the placement of public art in prominent locations, particularly 
along major travel corridors to enliven and beautify the public realm. 
Policy OSR-4.17:  Develop incentives or programs that encourage art in new 
developments. 
 
Community Design Element 
 
Goal CD-1:  Vehicular and Pedestrian Corridors – Strengthen the image of the City 
as experienced from sidewalks and roadways 
Policy CD-1.2:  Coordinate street furniture elements (benches, bus shelters, newspaper 
racks, trash receptacles, kiosks, etc.) whenever possible.  Develop design standards 
and guidelines for the street furniture within and adjacent to public rights-of-way to 
complement the specific recommendations provided for streets in the City of Costa Mesa 
streetscape and Median Development Guidelines. 
 
Policy CD-3.2:  Reinforce a sense of arrival into the City by promoting 
architecturally significant development and significant landscape plantings at key 
notes.  Undertake a visioning process to develop specific design guidelines that 
articulate the desired character for each node within Costa Mesa. 
 
Goal CD-6:  Image – Enhance opportunities for new development and 
redevelopment to contribute to a positive visual image for the City of Costa Mesa 
that is consistent with the district image 
Policy CD-6.1:  Encourage the inclusion of public art and attractive, functional 
architecture into new development that will have the effect of promoting Costa 
Mesa as the “City of the Arts.” 
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Policy CD-6.2:  Encourage the use of creative and well-designed signs that establish a 
distinctive image for the City. 
 
Goal CD-7:  Quality Residential – Promote and protect the unique identity of 
Costa Mesa’s residential neighborhoods (Excellence in Architectural Design) 
 
Goal CD-8:  Quality Commercial Development – Achieve a high level of design 
quality for commercial development 
Policy CD-8.2:  Use distinctive commercial architectural styles to reinforce a positive 
sense of place.  Commercial architectural design elements and materials must be of high 
quality and style as well as suitable for long-term maintenance.  Consistent architectural 
design should be considered in choosing materials, finishes, decorative details, color, 
accent features . . . . 
Policy CD-8.5:  Ensure that site access, parking, and circulation for commercial uses 
are designed in a logical, safe manner.  Parking should not dominate the site in areas 
adjacent to street, and should be well landscaped with a clear hierarchy of circulation.  
Wherever possible, parking lots should be divided into a series of connected smaller lots 
utilizing walkways and raised landscape strips.  Parking lots should also include 
landscaping that accents the importance of driveways from the street, frames the major 
circulation aisles, and highlights pedestrian pathways. 
 
Goal CD-9:  Mixed Use – Promote development of mixed-use projects that 
seamlessly integrate multiple uses both functionally and aesthetically 
Policy CD-9.1:  Require that mixed-use development projects be designed to mitigate 
potential conflicts between uses.  Consider noise, lighting, and security. 
Policy CD-9.2:  Provide adequate parking, open space and recreational facilities to 
serve residents in mixed-use development projects.  Design parking and other areas to 
acknowledge different users (residents versus shoppers) and to be compatible with the 
architectural character of the building(s). 
Policy CD-9.2:  Provide adequate parking, open space and recreational facilities to 
serve residents in mixed-use development projects.  Design parking and other areas to 
acknowledge different users (residents versus shoppers) and to be compatible with the 
architectural character of the building(s). 
Policy CD-9.5:  Promote new types of urban housing that could be target marketed to 
people seeking alternative housing choices in proximity to a major commercial area. 
 
Goal CD-12:  Public Safety through Design – Use design approaches to enhance 
public safety 
Policy CD-12.2:  Continue to implement and refine development standards and/or 
guidelines based on Crime Prevention Through Environmental Design (CPTED) for new 
development and redevelopment with emphasis on site and building design to minimize 
vulnerability to criminal activity. 
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Goal GM-2:  Integration of Land Use and Transportation Planning 
Policy GM-2.4:  Support uses and development which create synergistic relationships 
with neighboring uses and development, especially those whose addition does not create 
mutually exclusive additional vehicular trips but adds to the value of the destination by 
any potential visitor. 

Noise Element 

Goal N-2:  Noise and Land Use Compatibility – Integrate the known impacts of 
excessive noise on aspects of land use planning and siting of residential and 
non-residential projects 
Policy N-2.1:  Require the use of sound walls, berms, interior noise insulation, 
double-paned windows, and other noise mitigation measures, as appropriate, in the 
design of new residential or other new noise sensitive land uses that are adjacent to 
arterials, freeways, or adjacent to industrial or commercial uses. 
Policy N-2.7:  Encourage effective site planning in mixed-use areas that provides the 
optimal distance between source of excessive sound and residents. 
Policy N-2.8:  Require new mixed-use developments to site loading areas, parking lots, 
driveways, trash enclosures, mechanical equipment, and other noise sources away from 
the residential portion of the development and adjacent established residential 
development. 

Safety Element 

Policy S-2.9:  Emphasize prevention and awareness of fire safety guidelines to 
minimize risk and potential damage to life, property, and the environment.  In areas 
designated by the Costa Mesa Fire Department as having a high fire hazard, ensure 
adequate fire equipment, personnel, firebreaks, facilities, water, and access for a quick 
and efficient response in any area. 

Conservation Element 

Goal CON-2:  Conserved Natural Resources through Environmental 
Sustainability – Reduce the City’s carbon footprints and manage resources wisely 
to meet the needs of a growing population and economy.  Base community 
planning decisions on sustainable practices that reduce environmental pollutants, 
conserve resources, and minimize waste.  Encourage the design of energy 
efficient buildings, use renewable energy, and promote alternative methods of 
transportation. 
Policy CON-2.A.1:  Promote efficient use of energy and conservation of available 
resources in the design, construction, maintenance, and operation of public and private 
facilities, infrastructure, and equipment. 
Policy CON-2.A.5:  Promote environmentally sustainable development principles for 
buildings, master planned communities, neighborhoods, and infrastructure. 
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Policy CON-2.A.6:  Encourage construction and building development practices that 
reduce resource expenditures throughout the lifecycle of a structure. 
 
Goal CON-4:  Improved Air Quality – Take steps to improve and maintain air 
quality for the benefit of the health and vitality of residents and the local economy . 
. . . 
Policy CON-4.A.5:  Encourage compact development, infill development, and a mix of 
uses that are in proximity to transit, pedestrian, and bicycling infrastructures. 
Policy CON-4.A.6:  Enhance bicycling and walking infrastructure, and support public 
bus service, pursuant to the Circulation Element’s goals, objectives, and policies. 
 
Housing Element 
 
Policy HOU-1.8:  Encourage the development of housing that fulfills specialized needs. 
 
Goals HOU-2; HOU-4.3-4.5:  How will the development address the housing needs 
of the different social and economic segments (i.e. seniors, families)?   
 
Policy HOU-3.3:  There will be new job opportunities created within the vicinity of the 
proposed development (i.e. Measure X, The Press, The Hive) – indicate how will the 
project address affordable housing opportunities for the potential new employees of 
different economic strata. 
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ROSE EQUITIES

Owner-Builders since 1949

1

Original

ROSE EQUITIES
O W N E R - B U I L D E R S  S I N C E  1 9 4 9

2

ROSE EQUITIES
O W N E R - B U I L D E R S  S I N C E  1 9 4 9
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CITYWIDE MULTIFAMILY RESIDENTIAL AND MIXED-USE OBJECTIVE DESIGN STANDARDS
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CITYWIDE MULTIFAMILY RESIDENTIAL AND MIXED-
USE OBJECTIVE DESIGN STANDARDS 

A.  INTRODUCTION 
1.   PURPOSE 
The purpose of these Citywide Multifamily Residential and Mixed-Use Objective Design Standards (Standards) 
is to promote design excellence in new residential and mixed-use development projects in the City of Costa 
Mesa (City) that are consistent with state law, City goals, and the community’s vision, while at the same time 
allowing for a more efficient and predictable process for the review and approval of projects.

2.   WHAT ARE OBJECTIVE STANDARDS?
Enabled by state legislation, including Senate Bill (SB) 330 (2017) and 330 (2019), the State of California 
defines objective standards as those “that involve no personal or subjective judgment by a public official and is 
uniformly verifiable by reference to an external and uniform benchmark or criterion available and knowable by 
both the development applicant or proponent and the public official before submittal” (California Government 
Code Section 65913.4 and 66300(a)(7)).

3.   APPLICABILITY 
Pursuant to Title 13 of the Costa Mesa Municipal Code, these Standards shall apply to all new construction of 
multifamily residential and mixed-use buildings (consistent with California Government Code Section 65913.4) 
of three or more stories in height located in any zone, unless alternative design standards have been established 
through a master plan in a Planned Development zone.

4.   RELATIONSHIP TO OTHER CITY PLANS, POLICIES, AND CODES
a)  Costa Mesa General Plan 

These Standards implement various policies of the City’s General Plan, including the Land Use, Circulation, 
Noise, and Community Design Elements. Policies regarding building and site design enable the implementation 
of these Standards either in whole or in part, including, but not limited to, those regarding compatibility with 
adjacent existing neighborhoods; pedestrian safety, connectivity, and accessibility; and Costa Mesa’s eclectic 
character.

b)  Costa Mesa Municipal Code

These Standards regulate site and building design for multifamily residential and mixed-use development 
projects and are in addition to those regulations established in the City’s Municipal Code, specifically Title 13 
(Planning, Zoning, and Development, hereafter referred to as the “Zoning Code”) and Title 5 (the Building and 
Structures Code). In the event of a conflict between these Standards and the Municipal Code, the more restrictive 
regulation shall prevail. 
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5.   ADMINISTRATION 
a)  Adoption and Administration 

These Standards shall be a stand-alone document adopted by reference in the Municipal Code. The Community 
Development Department shall be responsible for the administration of these Standards. 

b)  Procedures for Use, Review, and Approval

These Standards are intended for both development project applicants during the design of projects, as well 
as the City during the review of projects. Chapter III (Planning Applications) of Title 13 of the Municipal Code 
establishes the review and approval procedures of applicable projects subject to these Standards.

c)  Deviations, Interpretations and Ambiguities

Allowability and procedures for the deviation from these Standards, if requested, shall be subject to the 
provisions of Chapter III (Planning Applications) of Title 13 of the Municipal Code. The Community Development 
Director shall have the responsibility and authority to interpret the meaning and applicability of these Standards.

d)  Severability

These Standards are intended to be consistent with and shall be interpreted and applied to comply with all 
applicable state laws, as provisions may be amended from time to time and any successor statutes. If any 
provision of these Standards conflict with state law, the applicable state law shall prevail. If any provision of 
these Standards, 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 
these Standards that can be given effect without the invalid provision or application. The City Council declares 
that it would have adopted these Standards 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.

6.   USE OF PHOTOS
Photographs and captions are used alongside these Standards to provide examples of real-world built projects 
and how design features may comply or not comply with select Standards. The use of a photograph for a project 
does not mean that a similar project will meet the requirements of a Standard, nor does it mean that the project 
shown in the photograph is an exemplary project. Decision of compliance with a Standard shall be subject to the 
provisions of Chapter III (Planning Applications) of Title 13 of the Municipal Code.
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1.   BUILDING MASS AND FORM
a)  Intent

The intent of these Standards is to:

•	 Encourage compatibility in scale across 
adjacent buildings; 

•	 Minimize the perceived height and mass of 
buildings; and

•	 Allow for space, light, air, and privacy in 
between buildings.

b)  Residential Structures of Three or More Stories

1.	 Upper Story Setbacks. When abutting a 
property in the R1, R2, and R3 zones along an 
interior property line, the building elevation, 
inclusive of balconies, along the interior property 
line of the third story and above shall be set 
back a minimum average of 15 feet from the 
property line, as illustrated in Figure 1, and shall 
be no closer than the minimum required setback 
set forth by the underlying base zoning district or 
applicable overlay zoning district.

2.   FACADE DESIGN
a)  Intent

The intent of these Standards is to:

•	 Discourage “blank walls;” 
•	 Reflect the eclectic character of Costa Mesa’s 

built environment; and 
•	 Encourage a diversity of facade designs and 

styles that are visually interesting and engaging.

b)  Facade Length

1.	 Maximum Facade Length. Street-facing facades shall provide at least one facade break such that no 
facade length, measured as the horizontal distance across a continuous building facade, exceeds 150 
feet. A facade break, either as a projection or recess in the entirety of the facade, shall measure at least 
five feet deep perpendicular to the facade and at least 10 feet long parallel to the facade, as illustrated 
in Figure 2. Facade breaks are not required for townhouses/rowhouses and above-grade parking 
structures.

Min. 15 ft. average upper story setback

Min. required interior setback

LOT LINE

B

B

A

A

Figure 1:  Upper Story Setbacks

B.  BUILDING DESIGN OBJECTIVE DESIGN STANDARDS

Facade break depth

Facade break length

Maximum facade length before breakC

C

C

B

B

A

A

A

Figure 2:  Facade Break
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c)  Facade Modulation

1.	 Minimum Facade Modulation. Public 
street-facing facades shall provide facade 
modulation, measured as projections or recesses 
of the facade by a minimum of two feet and 
a maximum of 12 feet in depth, for at least 
the following minimum percentages of the 
facade area, as illustrated in Figure 3. Facades 
separated by a required facade break in 
accordance with Subsection b) Facade Length 
shall be considered separate facades. Facade 
modulation is not required for ground floors and 
townhouse and rowhouse buildings, and is not 
required to be continuous across multiple stories 
or open to the sky.

a.	 Multi-family residential buildings and mixed-
use buildings: 25 percent.

b.	 Non-residential buildings: 15 percent.
c.	 Parking structures: None required

2.	 Exceptions to Facade Modulation. The 
following building elements shall not qualify as 
required facade modulation:

a.	 Required facade breaks in accordance with 
Subsection b) Facade Length.

b.	 Balconies and exterior stairs and elevators 
that are not integrated into the building 
facade by means of walls and roofs, or in 
other words “tacked onto” the facade.

c.	 Elements used for screening building 
equipment.

d.	 Mechanical, plumbing, or electrical 
equipment.

d)  Facade Hierarchy

1.	 Facade Hierarchy. With the exception of townhouses and 
rowhouses, buildings shall incorporate at least two of the following 
design features to distinctly articulate and differentiate the “base, 
middle, and top” of buildings as illustrated in Figure 4.

a.	 A change in facade material or color between the ground 
floor and the upper floors, where the ground floor facade is 
distinguished through the application of brick, stone, concrete, 
wood, or similar siding materials and colors, and upper floors 
vary from the ground floor.

b.	 Recess or projection of the upper floors for a minimum of two feet 
in depth measured perpendicular from the ground floor facade.

c.	 Use of horizontal reveals, projections, bands (e.g., cornice, 
frieze, fascia, etc.), parapets, or similar treatments to distinguish 
the ground floor from the upper floors. 

Minimum 2 ft. to maximum 12 ft. depth

Facade area projected or recessed

B

B

A

A

Figure 3:  Facade Modulation

Change in facade material or color

Horizontal projection or band

Recess or projection

C
B
A

C

A

B

Figure 4:  Facade Hierarchy

Change in facade material and color 
demonstrating facade hierarchy.
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e)  “Blank Walls”

1.	 Maximum Length of Blank Walls.Blank 
walls consisting of a portion of a building 
facade without a window, door, or other 
facade opening, shall not exceed 10 feet for 
residential uses and 20 feet for non-residential 
uses, measured in length horizontally along 
the facade at each story of the building, as 
illustrated in Figure 5. 

2.	 Exceptions to Blank Walls. A blank wall may 
exceed the maximum length if it provides one or 
more of the following elements for more than 75 
percent of the blank wall area:

a.	 Green or living walls where walls attain at 
least 95 percent coverage within one year of 
installation, and where walls are maintained 
free of weeds and debris.

b.	 Lattices, louvers, or similar decorative facade 
treatment.

c.	 Public art/murals in compliance with CMMC 
Title 13, Chapter VIII (Signs) and reviewed by 
the Arts Commission.

d.	 Signage in compliance with CMMC Title 13, 
Chapter VIII (Signs). 

f)  Windows

1.	 Window Alignment. Windows shall not directly 
align with windows of dwelling units on an 
abutting lot. Windows located within 20 feet of 
an adjacent dwelling unit shall be horizontally 
offset by a minimum of 12 inches measured from 
the interior window edge so as not to produce a 
direct line-of-sight into adjacent dwelling units, as 
illustrated in Figure 6, unless use of privacy glass, 
clerestory windows with a minimum sill height of 5 
feet, or glass block employed to block views.

2.	 Window Detailing. With the exception of 
non-residential uses and common residential spaces, windows shall either be recessed or projected a 
minimum depth of two inches as measured perpendicular from the building facade. At each window with 
frontage along a street a minimum of one of the following design features shall also be incorporated: 

a.	 Trim of at least four inches in width around the entire window opening.
b.	 Sills, aprons, or lintels.
c.	 Shutters, awnings, trellises, or brise-soleil systems.
d.	 Juliet balconies on second floors and above.
e.	 Window planter boxes with living plants.

Max. Length of Blank WallA

A

Figure 5:  Blank Walls

20 ft. or less between dwellings

1 ft. min. horizontal offset

Window

Window
B

B
A

A

Figure 6:  Window Alignment
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g)  Architectural Styles, Materials, and Colors

1.	 Design Consistency. Each building, inclusive of 
additions and renovations to the building, shall 
be consistent with a singular architectural style 
and the style’s associated materials, finishes, 
and colors. Street facing facades of a building 
shall employ the same quality and style of 
architectural detailing and articulation. 

2.	 Material and Color Transitions. When 
proposed, facade accent materials and colors 
shall wrap all exterior corners of a building by 
a minimum of two feet in length, as illustrated in 
Figure 7.

3.   GROUND FLOOR DESIGN 
a)  Intent

The intent of these Standards is to:

•	 Encourage human-scaled design;
•	 Ensure that ground floor uses respond to and 

engage with streets and sidewalks;
•	 Ensure accessibility and visibility of ground 

floor commercial uses to support economic 
development; 

•	 Ensure the livability, privacy, and security of 
ground floor residential units; and

•	 Foster “eyes on the street” to enhance visibility, 
safety, and comfort.

b)  Ground Floor Height

1.	 Ground Floor Height. The minimum floor-to-floor height of the ground floor shall be 12 feet. The height 
shall be measured from the finished floor of the ground floor to the finished floor of the second floor.

c)  Ground Floor Elevation

1.	 Ground Floor Elevation. The finished elevation of the ground floor shall be provided as follows: 

a.	 Ground floor non-residential uses, including live/work units, and common residential spaces: 
Average finished floor elevations located along a public street shall be within 24 inches of the grade 
of the adjacent sidewalk, unless a greater elevation is required to satisfy applicable Building Code, 
flood protection, or drainage requirements.

b.	 Ground floor residential units: With the exception of dwelling units required for accessibility pursuant 
to state law, finished floor elevations shall provide a grade separation of a minimum of two feet and 
a maximum of six feet above the elevation of the adjoining sidewalk at the primary building entry.

Accent material wraps exterior cornerA

A

Figure 7:  Material and Color Transitions

Material change between ground floor and upper floors.
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d)  Ground Floor Entries

1.	 Number of Entrances for Non-Residential 
Uses and Common Residential Spaces. A 
minimum of one building entry shall be provided 
every 150 linear feet of street-facing ground 
floor building frontage. When adjacent to a 
street, the entry shall front/be oriented towards 
the street and provide a pedestrian walkway to 
the street.

2.	 Ground Floor Non-Residential Uses and 
Common Residential Spaces. With the 
exception of back-of-house entries, building 
entries for non-residential uses and common 
residential spaces shall incorporate at least two 
of the following design features, as illustrated in 
Figure 8: 

a.	 A roofed element over the entrance that 
protrudes at least two feet from the building 
facade, such as an awning, canopy, trellis, 
or overhang. Such an element shall not encroach into the public right-of-way. 

b.	 An increase in total height of the ground floor entry by no more than five feet in height to 
accommodate a protruding entry.

c.	 A projected or recessed entry area of at least 50 square feet in floor area with a minimum dimension 
of 5 feet in any direction, such as a terrace, forecourt, gallery, arcade, or shopfront. 

3.	 Ground Floor Residential Units. Each residential unit located on the ground floor shall provide a 
primary building entry directly to the exterior. For units with frontage along a public street, the entry shall 
front/be oriented towards the street and provide a pedestrian pathway to the street, as illustrated in 
Figure 9. For units located interior to a parcel with no frontage along a public street, the entry shall front/
be oriented towards a private street or exterior common area, such as a courtyard, plaza, or paseo, and 
provide a pedestrian walkway to the private street or exterior common area. 

Awning or canopy

Increased height at entry

Recessed areaC

C

B

B

A

A

Figure 8:  Ground Floor Non-Residential Uses 
and Common Residential Spaces

Street-facing ground floor unitsA

A

Figure 9:  Ground Floor Residential Units Ground floor residential units.
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4.	 Transitional Entry Space. Ground floor 
residential units shall provide a transitional space 
between the entry into the unit and the street or 
common area. The transitional space shall be at 
least 50 square feet in floor area with a minimum 
dimension of 5 feet in any direction in the form of 
a porch, terrace, stoop, dooryard, or similar entry 
feature, as illustrated in Figure 10.

5.	 Separate Entries. Non-residential uses and 
residential uses in the same building shall not share 
common areas, such as lobbies, entrances, or 
hallways. These separations shall be permanently 
maintained.

e)  Ground Floor Transparency 

1.	 Minimum Transparency. Minimum ground floor 
transparency is measured as the percentage of 
facade area that consists of transparent openings 
relative to the total area of the ground floor 
facade. Street-facing ground floor facades shall 
provide transparent openings in the facade, such 
as windows, doors, and other facade openings, 
for at least the following minimum percentages, as 
illustrated in Figure 11.

a.	 Ground Floor Residential Units: 30 percent
b.	 Non-Residential Uses and Common 

Residential Spaces: 60 percent

2.	 Obscured Transparency. The use of color-tinted, 
mirrored, or reflective glass shall be prohibited. The use of indoor security bars, grilles, and gates shall be 
concealed from street view during business hours using systems such as ceiling cavities, side pockets, or 
similar systems. The use of exterior security bars, grilles, and gates shall be prohibited. For non-residential 
uses, with the exception of medical uses, elements that obscure more than 25 percent of visibility into 
required transparent openings shall be prohibited, such as blinds, drapes, curtains, signs, merchandise, or 
similar elements.

Transitional entry spaceA

A

Figure 10:  Transitional Entry Space

Min. 60% Transparency for Ground Floor Non-Residential Uses 

Min. 30% Transparency for Ground Floor Residential Units

B
A

A

B

Figure 11:  Minimum Transparency

Ground floor residential units with transitional entry spaces. Ground floor residential units with direct access to the street.
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C.  SITE DESIGN OBJECTIVE DESIGN STANDARDS
1.   APPLICABILITY OF OTHER RELATED STANDARDS
The applicable development standards set forth in the following sections of Title 13 of the CMMC shall apply, 
with the additions and exceptions established in these Standards. In the event of a conflict between these 
Standards and the Municipal Code, the more restrictive regulation shall prevail.

•	 Article 9 (General Site Improvement Standards) of Chapter V (Development Standards), specifically:

·	 Section 13-73 (Trash enclosures).
·	 Section 13-74 (Elevation and screening 

requirements).
·	 Section 13-75 (Fences and walls).

•	 Chapter VI (Off-Street Parking Standards), 
specifically:

·	 Article 3 (Development Standards)

•	 Chapter VII (Landscaping Standards)

2.   ACCESS AND CIRCULATION 
a)  Intent 

It is the intent of these Standards related to access and 
circulation design to:

•	 Augment the applicable standards set forth in CMMC 
Title 13, Chapter VI (Off-Street Parking Standards);

•	 Promote visual and physical connectivity 
between buildings, entries, common and public 
areas, amenities, destinations, and the adjoining 
neighborhoods through human-scaled design;

•	 Facilitate the “breaking down” or subdivision of large 
sites into walkable segments;

•	 Promote visibility, safety, comfort, and pedestrian 
activity along common areas.

b)  Development Projects Sites Greater than 4 Acres 

1.	 Large Sites. Development projects of four acres or 
more in the site area shall provide at least one private 
street or publicly-accessible pedestrian paseo, in 
accordance with Subsection c) as a means to “break 
down” or subdivide the larger site into smaller 
segments of approximately two acres each in site 
area, as illustrated in Figure 12.

Private street
Large development site

B

B

A

A

Figure 12:  Development Projects on Sites 
Greater than 4 Acres

Pedestrian walkway in between buildings.
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c)  Pedestrian Access and Circulation

1.	 Pedestrian Walkways and Paseos. Pedestrian 
walkways and paseos shall be clearly differentiated 
from streets, driveways, drive aisles, parking aisles, and 
parking and loading areas through grade separation 
and/or the use of different paving material, including, 
but not limited to, concrete, scored/stamped or tinted 
concrete, exposed aggregate concrete, brick or 
concrete pavers, or similar material. The use of asphalt 
as well as loose or moveable materials, including, but 
not limited to, stepping stones, cobblestones, pebbles, 
river rocks, and gravel, shall be prohibited except if 
used as decorative landscaping elements outside of a 
walkway or paseo.

2.	 Pedestrian Paseos. When provided, pedestrian 
paseos shall comply with the following:

a.	 Dimensions. Paseos shall provide a minimum width of 20 feet. Where a paseo serves as required fire 
apparatus access, a minimum unobstructed clear drivable width of 20 feet shall be maintained at all 
times and where fire apparatus access is required for buildings exceeding 30 feet in height, a minimum 
unobstructed clear width of 25 feet shall be maintained. Fire apparatus access shall otherwise comply 
with the Costa Mesa Fire Apparatus Access Design Standards and adopted codes at the time of 
construction.

b.	 Access. Paseos shall provide direct access to a public sidewalk and shall be open and accessible to the 
general public at a minimum during business hours. The paseo may be enclosed by bollards, fences, 
and gates but shall be accessible, open, and unlocked during the time that it is open to the public. 
Vehicular access, with the exception of required emergency access, shall be prohibited.

c.	 Elevation. Paseos shall match the elevation of the adjoining sidewalk and shall not exceed a grade of 
five percent.

d.	 Landscape. A minimum of 25 percent of the paseo shall be planted or landscaped with a minimum 
dimension of 30 inches in any direction.

e.	 Maintenance. Paseos shall be privately owned and maintained and require approval of a public access 
agreement, unless otherwise dedicated and/or agreed upon with the City in regulatory agreement. 

f.	 Frontage. Ground floor residential units, non-residential uses, and/or common residential spaces shall 
front the paseo and provide access to required primary building entries. 

Pedestrian walkway in between buildings.

Pedestrian paseo along active ground floor uses.Marked pedestrian crossing and walkway across drive aisle.
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3.	 Continuous Pedestrian Connections. Pedestrian 
walkways shall connect in all primary building 
entries to on-site bicycle and vehicular parking 
areas, on-site common and publicly accessible 
open spaces, and other on-site amenities in a 
development project, as well as to the public 
sidewalk along each abutting public right-of way. 
Pedestrian walkways shall be continuous. Where 
an interruption occurs, such as at a street, driveway, 
drive aisle, parking aisle, or parking and loading 
areas, the pedestrian walkway shall maintain 
a direct accessible connection via a marked 
crosswalk, decorative paving, or similar crossing 
feature, as illustrated in Figure 13.

d)  Vehicular Access and Circulation 

1.	 Street Access. In order of priority and as 
determined by the Community Development 
Director or their designee, vehicular access shall be 
provided from (a) an alley or rear street, if present, 
(b) a side street, (c) an existing or relocated curb cut 
on the primary street, and (d) a new curb cut on the 
primary street.

2.	 Private Streets. When provided, private streets, 
with the exception of parking aisles, shall be 
designed and constructed to the same structural,  
and drainage standards as dedicated local or 
collector City streets to the satisfaction of the City 
Engineer or their designee, and shall include 
required sidewalks, landscaped parkways with 
trees, and lighting on both sides of the street. Private 
streets shall connect to the public right-of-way and 
align with existing signalized intersections, where 
feasible. Private streets shall not exceed the minimum 
right-of-way width of a dedicated collector City 
street.

Private street through development site.

Continuous pedestrian connections

Drive aisle pedestrian crossing

B

B

A

A

Figure 13:  Continuous Pedestrian Connections

Continuous, grade separated walkway through 
parking area. 

Private street with active ground floor uses through a development.
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3.   OPEN SPACE AND LANDSCAPING 
a)  Intent 

The intent of these Standards is to:

•	 Augment the applicable standards set forth in CMMC Title 13, Chapter VII (Landscaping Standards);
•	 Encourage access to outdoor open-air spaces to improve health and wellness;
•	 Encourage public gathering and activity in visible, safe, and vibrant settings;
•	 Allow for a balance between built and natural spaces;
•	 Enhance the natural environment through the sustainable function of natural systems; and
•	 Provide a transition between public and private spaces, while ensuring the privacy of private spaces.  

b)  Minimum Area

1.	 Development projects shall provide the minimum required private, common, and/or publicly accessible 
open space set forth by the underlying base zoning district or applicable overlay zoning district. 

c)  Private Open Space

1.	 Dimensions. Required private open space shall maintain a minimum dimension of 5 feet in any direction.

2.	 Location. Required private open space may be provided at-grade, on upper levels, or on the roof, so 
long as the open space is contiguous to and directly accessible from the dwelling unit.

3.	 Slope. Required private open space shall not exceed a grade of 5 percent. 

4.	 Ground Floor Residential Units. Required private 
open space when provided at grade for ground 
floor residential units, when the open space is street-
facing, shall be enclosed by a fence, wall, and/
or gate of a minimum height of 30 inches and a 
maximum height of 48 inches.

d)  Common Open Space

1.	 Dimensions. Required common open space shall 
provide at least one contiguous area of a minimum 
of 400 square feet with a minimum dimension of 10 
feet in any direction. 

2.	 Location. Required common open space may 
be provided at-grade, on upper levels, or on the 
roof, so long as the open space is accessible to all 
residents of the dwelling units in a project.

3.	 Slope. Required common open space shall not 
exceed an average grade of 10 percent.

4.	 Landscape. A minimum of 25 percent of the 
required common residential open space shall 
be planted or landscaped area with a minimum 
dimension of 30 inches in any direction.

Barbeque area and seating open space amenities.

Swimming pool and common open space for residents.
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5.	 Water Features. A maximum of five percent of the required common residential open space shall consist 
of decorative water features, which may include, but are not limited to, fountains, reflecting pools, or 
other similar decorative water features as determined by the Community Development Director or their 
designee. Swimming pools shall not be considered decorative water features.

6.	 Recreational Amenities. At least one active recreational amenity shall be provided for residential 
projects consisting of 12 or more units. Active recreational amenities may count towards required 
common open space and may include, but are not limited to, the following. 

a.	 Children’s play area, with permanent playground equipment such as swings, climbing structures, 
slides, sandboxes or similar installations;

b.	 Water amenity, such as a common swimming pool, spa, hot tub, or splash pad;
c.	 Barbecue or picnic area with permanent cooking equipment and seating;
d.	 Sports court such as an area designed for tennis, basketball, lawn bowling, racquetball, etc. 
e.	 Pet area, such as a fenced-in outdoor dog run with or without a pet washing station, subject to the 

provisions of CMMC Title 3, Chapter 1 (In General);
f.	 Community garden;
g.	 Other recreational amenity as determined by the Community Development Director or their 

designee.

e)  Publicly Accessible Open Space

1.	 Dimensions. Required publicly accessible open space shall provide at least one contiguous area of a 
minimum of 400 square feet with a minimum dimension of 20 feet in any direction. 

2.	 Location. Required publicly accessible open space shall be located outdoors and unenclosed with 
a minimum of 75 percent of the total area as open to the sky. At least 400 square feet of required 
publicly accessible open space shall be located on the ground floor at the elevation of the adjoining 
public sidewalk. Additional required publicly accessible open space may be located elsewhere in a 
development that is publicly accessible during business hours.

3.	 Access. Publicly accessible open space shall provide direct access to a public sidewalk, or directly 
accessible through the entry of the building and shall be open and accessible to the general public, at 
a minimum during business hours. The open space may be enclosed by bollards, fences, and gates but 
shall be accessible, open, and unlocked during the time that it is open to the public. 

Trees, water feature, and seating with publicly accessible open space.
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4.	 Maintenance. Publicly accessible open space shall be privately owned and maintained and require 
approval of a public access agreement, unless otherwise dedicated and/or agreed upon with the City in 
regulatory agreement. 

5.	 Landscape. A minimum of 25 percent of the required publicly accessible open space shall be planted or 
landscaped area with a minimum dimension of 30 inches in any direction.

6.	 Water Features. A maximum of five percent of the required publicly accessible open space shall consist 
of decorative water features, which may include, but are not limited to, fountains, reflecting pools, or 
other decorate water features. Swimming pools shall not be considered decorative water features.

7.	 Seating. A minimum of one seat per 300 square feet of required publicly accessible open space shall 
be provided, where seating is calculated as 1 seat per 30 linear inches and may be permanent or 
movable and may be in the form of chairs, benches, ledges, low walls, seat walls, seating steps, or similar 
usable seating elements.

4.   WALLS, FENCES, AND HEDGES
a)  Intent

The intent of these Standards is to:

•	 Augment the applicable standards set forth in CMMC Title 13, Chapter V (Development Standards), 
Article 9 (General Site Improvement Standards);

•	 Ensure compatibility between residential and non-residential uses located adjacent to each other;
•	 Ensure connectivity and access between developments and public streets and sidewalks.
•	 Promote harmony in design between building and site elements within each development project; and
•	 Ensure the livability, privacy, and security of ground floor residential units.

b)  General Requirements

1.	 Along Street-Facing Frontage. Walls, fences, or hedges along street-facing frontages shall be limited 
to 40 inches maximum in height, such that ground floor residential units, common residential spaces, and 
non-residential uses front/be oriented towards the street and provide a pedestrian walkway to the street.

2.	 Gated Communities. “Gated communities,” characterized as developments with primarily residential 
uses that are designed or appear to function as entirely enclosed where private streets or private drive 
aisles are limited to private access by use of walls, fences, gates, hedges, guardhouses, or similar access-
control features, shall be prohibited. 

Ground floor residential unit with elevated walled porch. Ground floor residential unit with walled porch.
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5.   BUILDING EQUIPMENT AND UTILITIES 
a)  Intent

The intent of these Standards is to:

•	 Augment the applicable standards set forth in CMMC Title 13, Chapter V (Development Standards), 
Article 9 (General Site Improvement Standards);

•	 Promote harmony in design between building and site elements within each development project; and
•	 Minimize visual clutter by screening building equipment and utilities from public view;

b)  General Requirements 

1.	 All ground-, wall-, and roof-mounted building equipment shall be located or incorporated within a 
building or structure whenever possible or screened so as not to be visible to the public from any street, 
common or public open space, and adjacent property according to these Standards. For purposes of 
these Standards, building equipment shall include all mechanical, plumbing, and electrical equipment, 
such as, but not limited to, antennas, heating and air conditioning units, utility meters, cable equipment, 
telephone entry boxes, backflow preventions, irrigation control valves, irrigation controllers, electrical 
transformers, pull boxes, exhaust fans and ventilators, vents, and ducting, and similar equipment.

c)  Roof-Mounted Equipment

All exterior roof-mounted equipment shall be screened from public view including from on-site parking areas, 
adjacent public streets, and adjacent properties according to the following: 

1.	 For flat or partially flat roofs. Equipment located on a roof shall be screened from public view by use 
of utility room enclosures, roof mansards, or parapets on all sides of the roof, or other screening devices 
as determined by the Community Development Director or their designee. Parapets shall have a minimum 
height of 6 inches greater than the roof-mounted equipment and shall match and/or complement the 
architectural style, color, material, or finish of the building and roof. Parapets shall be capped with metal 
or masonry coping, continuous banding, or projecting cornices, dentils, or similar edge treatment. 

2.	 For pitched roofs. Heating and air conditioning units and related mechanical equipment shall not be 
permitted on any portion of a pitched roof that is visible to public view. 

3.	 Solar energy systems. Roof-mounted solar energy systems are exempt from these Standards.

d)  Ground- and Wall-Mounted Equipment and Utilities

1.	 Ground- and wall-mounted 
equipment and utilities. All exterior 
ground- or wall-mounted equipment 
and utilities shall be prohibited within 
street-facing setback areas, except when 
required by a public utility, City Engineer 
or their designee, and shall otherwise 
be screened from public view using solid 
walls, fences, or landscaping unless 
otherwise specified in these Standards. 
Walls and fences shall match and/or 
complement the architectural style, color, 
material, or finish of the development 
projects.

Roof-mounted mechanical equipment concealed behind screens.
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6.   TRASH AND RECYCLING AREAS
a)  Intent

The intent of these Standards is to:

•	 Augment the applicable standards set forth 
in CMMC Title 13, Chapter V (Development 
Standards), Article 9 (General Site Improvement 
Standards);

•	 Promote harmony in design between building 
and site elements within each development 
project;

•	 Minimize potential environmental nuisances, 
such as visual, noise, and odor impacts; and

•	 Allow for adequate, accessible, and convenient 
areas for depositing, storing, and hauling trash, 
recycling, and organic materials.

b)  General Requirements 

1.	 Trash and recycling areas shall not obstruct 
building entries, walkways, sidewalks, 
driveways, streets, alleys, and other required 
means of access and shall be prohibited within 
required parking areas, required landscaped 
areas, and required open space areas.

2.	 Where the development project abuts an alley, 
trash and recycling areas shall be directly 
accessible from the alley except when access 
is infeasible as determined by the Community 
Development Director or their designee.

3.	 All applicable development projects shall 
provide either individual and/or shared trash and recycling areas that adequately accommodate 
required receptacles for trash, recycling, and organics.

c)  Individual Trash and Recycling Areas

1.	 When located exterior to the building, trash and recycling areas individual to residential units shall be 
screened from view utilizing solid walls, fences, and/or landscaping. 

d)  Shared Trash and Recycling Areas

1.	 Shared trash and recycling areas shall be enclosed and screened from view, whether the areas are 
located interior to a building, such as a dedicated space within a garage, or exterior to the building on 
site.

2.	 Enclosures shall be constructed on all sides by solid walls of a minimum height of 6 feet with solid and 
latching gates or doors to prevent theft of materials. When located exterior to the building, enclosures 
shall provide a roof structure to protect against adverse environmental conditions, such as rain and wind. 

3.	 Enclosures shall be located within 150 feet of the building’s access point they serve, while maintaining 
required vehicular access for hauling.

4.	 Enclosures shall be constructed to match and/or complement the architectural style, color, material, or 
finish of the development project they serve.

Trash enclosure designed in the same style as primary building.

Shared trash and recycling enclosure.
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7.   OUTDOOR LIGHTING 
a)  Intent

The intent of these Standards is to:

•	 Augment the applicable standards set forth in CMMC Title 13, Chapter V (Development Standards), 
Article 9 (General Site Improvement Standards);

•	 Minimize potentially adverse impacts to adjacent residential uses; and 
•	 Provide sufficient illumination for use, access, and security.

b)  General Requirements

1.	 Outdoor lighting fixtures shall be installed and maintained to match and/or complement the architectural 
style, color, material, and finish of the development project. 

2.	 Outdoor lighting shall not blink, flash, or oscillate.
3.	 Outdoor lighting shall be provided and maintained for all building entries, pedestrian pathways, off-

street parking and loading areas, trash and storage areas, and other common and public areas.
4.	 Outdoor lighting shall be directed downward (i.e., not above the horizontal plane), recessed, and/or 

shielded to prevent light or glare beyond the required area and onto an abutting property, except within 
the public right-of-way.

5.	 Pedestrian scaled outdoor lighting, such as light poles, bollards, bistro/sting lights, shall be provided 
along required pedestrian pathways at least every 30 linear feet and shall not exceed 15 feet in height. 

8.   PARKING AND LOADING 
a)  Intent

The intent of these Standards is to:

•	 Augment the applicable standards set forth in CMMC Title 13, Chapter VI (Off-Street Parking Standards);
•	 Minimize conflicts between pedestrians and vehicles;
•	 Minimize traffic in between properties;
•	 Encourage human-scaled design that is pedestrian-friendly; and 
•	 Reduce the visual impacts of parking by screening parking facilities from public view.

Outdoor lighting along pedestrian pathway.Pedestrian paseo with pedestrian-scaled lighting.
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b)  General Requirements

1.	 Location of Parking. Parking and loading 
areas, with the exception of driveways and drive 
aisles, shall be prohibited along street-facing 
frontages, and shall instead be located on the 
interior side or rear side of the site where it is 
located behind a building or within a structure, 
as illustrated in Figure 14. 

2.	 Parking Structures. Above-grade vehicular 
parking structures shall not exceed a length of 
130 feet along street-facing lot lines, exclusive of 
alley-facing lot lines, as illustrated in Figure 15, 
unless if ground-floor residential or commercial 
uses are located in front of or “wrap” the 
parking structure, such that the parking structure 
is screened from public view.

3.	 Screening Parking Structures. Street-facing 
facades of the parking structure shall utilize 
screening treatments, including, but not limited 
to the following, such that the parking structure is 
screened from public view:

a.	 Green or living walls where walls attain 
at least 95 percent coverage within one 
year of installation, and where walls are 
maintained free of weeds and debris.

b.	 Lattices, louvers, or similar decorative 
facade treatment.

c.	 Public art/murals in compliance with 
CMMC Title 13, Chapter VIII (Signs) and 
reviewed by the Arts Commission.

d.	 Signage in compliance with CMMC Title 13, 
Chapter VIII (Signs). 

4.	 Abutting Residential Uses. Where parking areas share a rear or interior side property line with a 
residential use, the following shall be maintained for privacy purposes along the abutting property lines, 
except within required streets, driveways, drive aisles, and walkways:

a.	 A solid masonry wall of a minimum of 6 feet in height; and
b.	 A minimum 5 feet wide landscaping edge, strip, or planter consisting of hedges and/or trees with a 

minimum mature height of 8 feet.

Length less than 125 ft.

Frontage on one public right-of-way

B

B
A

A

Figure 15:  Parking Structures

Parking in rearA

AA

Figure 14:  Location of Parking 
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CITYWIDE MULTIFAMILY RESIDENTIAL AND MIXED-USE OBJECTIVE DESIGN STANDARDS

D.  DEFINITIONS

B 
BLANK WALL: A portion of a building facade without a window, door, or other facade opening. A blank wall 
is measured in length horizontally along the facade at each story of the building.

BUSINESS HOURS: The customary hours of operation for non-residential uses associated with a publicly 
accessible open space, but in no event for fewer than 12 hours per day between 8:00 a.m. and 8:00 p.m. 

F 
FACADE: The above-grade areas of the exterior of the building, also referred to as the building face or building 
elevation of a building, including all exterior walls and their openings and other architectural elements, such as 
balconies, windows, coverings, etc. 

FACADE BREAK: A facade break is a projection (i.e., pushing out) or recess (i.e., pulling in) in the entirety of the 
facade for all upper-level floors not inclusive of the ground floor, where the depth of the facade break shall be 
measured perpendicular to the facade and the length of the facade break is measured parallel to the facade.

FACADE LENGTH: The horizontal distance across a continuous building facade, including covered but open 
areas along the building.

FACADE MODULATION: The variation of a building facade by projecting (i.e., pushing out) and/or recessing 
(i.e., pulling in) portions of the building facade. Facade modulation shall be measured as the percentage of 
facade area that is projected or recessed relative to the total area of that facade.

FRONTAGE: The portion or length of a property and building on a property that directly abuts a street.

G 
GREEN OR LIVING WALL: A vertical planting system where vegetation is grown on or within a structure 
attached to a building wall, building facade, or freestanding structure, consistent with the specified requirements 
in these Standards. 

GRADE: As defined in CMMC Title 13, Chapter I, Article 2 (Definitions).

GROUND FLOOR: The lowest story of a building having its floor surface closest to grade on the side of the 
building adjacent to a street, pedestrian walkway, paseo, or other exterior publicly accessible space. 

M 
MULTIFAMILY RESIDENTIAL BUILDING: A building that contains two or more residential units (consistent with 
California Government Code Section 65913.4).
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O 
OBJECTIVE DESIGN STANDARDS: As defined by the State of California, standards, requirements, or 
regulations pertaining to the design of developments “that involve no personal or subjective judgment by 
a public official and is uniformly verifiable by reference to an external and uniform benchmark or criterion 
available and knowable by both the development applicant or proponent and the public official before 
submittal” (California Government Code Section 65913.4 and 66300(a)(7)).

OPEN SPACE, COMMON: As defined in CMMC Title 13, Chapter I, Article 2 (Definitions).

OPEN SPACE, PRIVATE: As defined in CMMC Title 13, Chapter I, Article 2 (Definitions).

OPEN SPACE, PUBLICLY ACCESSIBLE: As defined in Title 13, Chapter I, Article 2 (Definitions).

OPEN TO THE SKY: An area with no permanent overhead projection of the building or roof as to permit direct, 
vertical exposure to the sky above. 

P 
PEDESTRIAN PASEO: A privately owned and maintained outdoor space that is pedestrian-oriented, provides 
public access through or between developments, and which may be active (i.e., lined by storefronts) and/or 
passive (i.e., lined by residential uses), consistent with the specified requirements in these Standards. 

PEDESTRIAN WALKWAY: A paved, unobstructed route for pedestrians providing access between buildings, 
sidewalks, the public right-of-way, parking areas, common areas, and other publicly accessible spaces. 

PUBLIC RIGHT-OF-WAY: As defined in CMMC Title 13, Chapter I, Article 2 (Definitions).

S 
STREET: As defined in CMMC Title 13, Chapter I, Article 2 (Definitions).

SITE: A parcel or aggregate of contiguous parcels that comprise a development.

T 
TRANSPARENCY: Provision of transparent or clear glazing along a building facade, such as windows, doors, 
or other facade openings, that permit views into interior spaces. 

TOWNHOUSE: As defined in CMMC Title 13, Chapter I, Article 2 (Definitions).

U
UPPER STORY SETBACK: The required distance that the upper stories of a building above the first story must 
be located from a property line or lot line. A setback is measured from the ultimate property line, as defined by 
CMMC Title 13, Chapter I, Article 2 (Definitions). 
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MEMORANDUM 

Date: September 3, 2026 

To: Anna McGill, City of Costa Mesa Planning Manager - Advanced Planning & 

Housing 

From: Nick Pergakes, AICP, Interwest Deputy Director of Planning/Project Director 

Kurt Nagle, AICP, Interwest Principal Planner 

Liz Golden, AICP, Interwest Associate Planner  

Subject: Senate Bill 4 Affordable Housing Survey Summary 

Affordable Housing Developer Survey Summary 

Senate Bill (SB) 4 allows qualifying faith-based organizations to develop affordable housing on property 

they own or control, subject to specified affordability, site, and development requirements. The law is 

intended to facilitate the development of affordable housing by streamlining the approval process for 

eligible projects on religious or faith-based institutional property. The City did some initial 

reconnaissance and discovered that at least 30 sites within the City could potentially utilize SB 4. A fact 

sheet (https://www.costamesaca.gov/home/showpublisheddocument/64572), supplemental application 

form (https://www.costamesaca.gov/home/showpublisheddocument/63853/639195523833930000), 

spreadsheet that lists information for each site (site acreage, zoning, etc.), and a Geographic Information 

System (GIS) shapefile has been prepared as part of this effort to help facilitate future discussions with 

SB 4 eligible properties. SB 4 was enacted by the State legislature in 2023 and it can be accessed here: 

https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=202320240SB4 

As part of the City’s evaluation of opportunities to facilitate affordable housing development through SB 

4, a survey was distributed to 30 affordable housing developers that work within the Orange County

area. The survey, which was open from July 30 to August 28, 2026, was intended to gauge developer 

interest in pursuing SB 4 opportunities in Costa Mesa, identify the types and scale of projects that may 
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be attractive for future development opportunities, and better understand the financing resources that 

would likely be necessary to make such projects feasible. 

A total of seven nonprofit affordable housing organizations participated in the survey. While the number 

of respondents was limited, all participating organizations represented nonprofit affordable housing 

developers with experience or an active presence within Orange County. The responses demonstrated a 

100 percent interest rate in pursuing potential SB 4 projects in Costa Mesa, with all seven participating 

organizations indicating that they would be interested in being contacted regarding potential SB 4 

development opportunities in the City. 

The survey results indicate that there is meaningful interest among nonprofit affordable housing 

developers in utilizing SB 4 opportunities in Costa Mesa, but development and financing constraints 

continue to be hurdles to overcome as it relates to utilizing the bill effectively. Respondents expressed 

interest in a variety of housing types, including new construction apartments, Senior Housing, Family 

Housing, and affordable homeownership opportunities. The responses also indicate that developers 

generally require projects of sufficient scale to justify the substantial costs and complexity associated 

with affordable housing development. Financing was identified as another significant consideration, with 

respondents consistently identifying multiple State, federal, County, and City financing resources that 

could be combined to support project feasibility. 

This summary highlights the major findings and key themes identified through the survey responses. The 

Appendix includes the complete survey results, including all questions presented to respondents, the 

individual response data, and additional comments provided by participating organizations, to provide a 

comprehensive record of the survey findings. 

SB 4 Development Opportunities 

As part of the survey, respondents were asked (under question 8): “What types of SB 4 opportunities 

would be most attractive to your organization?” Responses demonstrate interest across several types of 

affordable housing, including both rental and homeownership opportunities. 

The responses included: 

New construction apartments: 2 responses 

Senior housing: 1 response 

Family housing: 1 response 

Both senior and family housing: 1 response 

Homeownership opportunities: 1 response 
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Open to opportunities: 1 respondent indicated that the organization is generally open-minded 

regarding the type of opportunity and primarily develops affordable rental housing projects. 

The responses indicate that nonprofit affordable housing developers may be interested in a range of SB 4 

opportunities rather than a single housing model. Interest was expressed in new construction, senior 

housing, family housing, and homeownership, while one organization indicated a broader willingness to 

consider opportunities consistent with its primary focus on affordable rental housing. 

Minimum Project Size 

With respect to minimum project size, respondents were asked (under question 10): “What minimum 

unit count would generally be needed for your organization to pursue an SB 4 project in Costa Mesa?” 

The responses indicate that nonprofit affordable housing developers generally require projects to reach 

a certain scale to be financially and operationally feasible. 

No respondents identified fewer than 20 units as a sufficient minimum project size; 

Four respondents indicated a minimum range of 21–49 units; 

One respondent identified 100–150 units as the minimum project size; 

Two additional respondents selected “Other,” with one indicating that projects would need to 

contain more than 50 units, and another identifying a preferred range of 50–80 units. 

Overall, the responses suggest that larger-scale projects are generally more attractive to nonprofit 

affordable housing developers pursuing SB 4 opportunities. While there is some variation in the 

minimum number of units needed, the responses indicate the minimum threshold of approximately 21 

units or more. However, the results also indicate that there is a desirable density range (or a sweet spot) 

for density of a project and even if allowed, the highest density option is not always the most desirable 

from a financing perspective. This information may help the City and potential faith-based property 

owners evaluate the feasibility of SB 4 opportunities, particularly when considering available site sizes 

and the potential number of affordable housing units that could be accommodated. 

Financing Tools and Resources 

With respect to financing tools and resources, respondents were also asked (under question 15): “What 

financing tools would likely be needed to make these projects feasible?” Responses indicate that SB 4 

affordable housing projects in Costa Mesa would likely require multiple sources of financing and public-

sector participation.  

The most frequently identified resources were County financing sources and City financing 

participation, with five respondents selecting each.  
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Four respondents identified 4% Low-Income Housing Tax Credits (LIHTC), four identified 9% 

LIHTC, and four identified State affordable housing funding as potential financing tools.  

Three respondents identified tax-exempt bonds as a financing resource. One respondent also 

identified New Markets Tax Credits as a potential financing tool. 

Two respondents provided additional comments regarding the flexibility of affordable housing 

financing structures. One noted that “all of the above financing are helpful,” emphasizing that 

the appropriate capital structure can vary depending on the specific characteristics of a project, 

noting that projects are generally more feasible when local government participates in the 

capital stack, highlighting the potential importance of City financial participation in leveraging 

other public and private funding sources. 

The figure below presents the results of survey question 15. Respondents were permitted to select 

multiple answers where applicable, allowing organizations to identify all options that reflected their 

interests, needs, or anticipated project requirements. As a result, the total number of responses for 

individual questions exceeds the total number of participating organizations. The range of responses also 

demonstrates the variety of options and approaches the City could consider when evaluating potential 

SB 4 opportunities. 
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The survey results demonstrate that nonprofit affordable housing developers anticipate the need to 

layer multiple financing sources to achieve project feasibility. The responses also suggest that there is no 

single financing structure that will apply to every SB 4 opportunity; rather, the appropriate combination 

of tax credits, bonds, State and County funding, and other financing tools will depend on factors such as 

project size, affordability levels, housing type, site characteristics, and overall development costs. The 

strong response in support of City and County financing participation further indicates that local financial 

assistance may be an important component in leveraging State and federal resources and making SB 4 

projects financially feasible in Costa Mesa. 

Conclusion 

Overall, the survey results demonstrated fairly consistent responses among participating nonprofit 

affordable housing developers, particularly regarding the scale of projects, financing needs, and interest 

in pursuing potential SB 4 opportunities in Costa Mesa. Across the responses, a recurring theme was that 

the success and feasibility of SB 4 projects extend beyond a qualifying site and the zoning or 

development opportunities from the bill itself. Respondents emphasized the importance of community 

support, as well as support from City policymakers and staff, in creating a more favorable environment 

for affordable housing development. Strong local support can help facilitate collaboration, identify 

potential funding opportunities, address project-specific challenges, and provide greater certainty 

throughout the development process. The results therefore suggest that proactive engagement with the 

community, policymakers, City staff, and nonprofit development partners can significantly expand the 

City’s opportunities to successfully leverage SB 4 for affordable housing development. Finally, the survey 

results suggest that certain development constraints (including density) and financing constraints 

continue to be key factors in whether the bill is effectively utilized and if a project can be developed. 

 

Attachments 

Appendix-SB 4 Survey Results 
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

1 / 28

Q1
Organization Name
Answered: 7
 Skipped: 0

# RESPONSES DATE

1 8/17/2026 6:11 PM

2 8/17/2026 2:47 PM

3 8/10/2026 5:54 PM

4 8/9/2026 8:51 AM

5 8/6/2026 12:22 PM

6 7/30/2026 6:10 PM

7 7/30/2026 5:56 PM
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

2 / 28

Q2
Primary Contact Name/Title
Answered: 7
 Skipped: 0

# RESPONSES DATE

1  VP of Housing and Community Development 8/17/2026 6:11 PM

2 Government Affairs Manager 8/17/2026 2:47 PM

3 , VP Acquisitions & Development 8/10/2026 5:54 PM

4 8/9/2026 8:51 AM

5  Chief Development Officer 8/6/2026 12:22 PM

6  Senior VP of Development 7/30/2026 6:10 PM

7  Vice President of Real Estate Development 7/30/2026 5:56 PM
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

3 / 28

# OTHER (PLEASE SPECIFY) DATE

  There are no responses.  

7 responses

Organization Type

Q3

Nonprofit affordable
​housing developer

For-profit affordable
​housing developer

Joint venture partnership

Other (please specify)

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Answer Choices Percentage Responses

Nonprofit affordable housing developer 100.00% 7

For-profit affordable housing developer 0% 0

Joint venture partnership 0% 0

Other (please specify) 0% 0

Total 7
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

4 / 28

7 responses

Are you familiar with SB 4?

Q4

Yes

No

0% 9% 18% 27% 36% 45% 54% 63% 72% 81% 90%
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

5 / 28

7 responses

Would you be interested in learning more about SB 4?

Q5

Yes

No

0% 6% 12% 18% 24% 30% 36% 42% 48% 54% 60%
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

6 / 28

# PLEASE EXPLAIN DATE

1 We are a faith based non profit with significant experience in partnering with faith based
properties since 1961.

8/10/2026 5:54 PM

2 We have done several church-owned land developments 7/30/2026 6:10 PM

3 would be interested in developing properties with faith-based partners. Is the City of
Costa Mesa willing to support the development of affordable housing?

7/30/2026 5:56 PM

7 responses

Would your organization be interested in pursuing affordable housing opportunities
on eligible faith-based properties in Costa Mesa where the faith-based organization
retains ownership?

Q6

Yes — actively interested

Potentially interested and
​would evaluate

​opportunities

Interested only if certain
​conditions are met

Not currently interested

0% 9% 18% 27% 36% 45% 54% 63% 72% 81% 90%

Answer Choices Percentage Responses

Yes — actively interested 85.71% 6

Potentially interested and would evaluate opportunities 14.29% 1

Interested only if certain conditions are met 0% 0

Not currently interested 0% 0

Total 7
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

7 / 28

# IF YES, PLEASE DESCRIBLE DATE

1 Many since 1961, with a ground up project just completed in Chula Vista with a local church as
the Co MGP

8/10/2026 5:54 PM

2 has completed seven (7) affordable housing communities with faith-based
organizations, including three in Orange County.

8/6/2026 12:22 PM

7 responses

Has your organization previously developed housing through a partnership with a
faith-based organization, nonprofit landowner, or institutional property owner?

Q7

Yes

No

0% 9% 18% 27% 36% 45% 54% 63% 72% 81% 90%

Answer Choices Percentage Responses

Yes 85.71% 6

No 14.29% 1

Total 7
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

8 / 28

7 responses

What types of SB 4 opportunities would be most attractive to your organization?

Q8

New construction
​affordable apartments

Senior affordable housing

Family affordable housing

Workforce housing

Special needs/supportive
​housing

Mixed-income housing
​(where compatible with SB

​4 requirements)

Adaptive reuse of existing
​buildings

Other (please specify)

0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%

Answer Choices Percentage Responses

New construction affordable apartments 28.57% 2

Senior affordable housing 14.29% 1

Family affordable housing 14.29% 1

Workforce housing 0% 0

Special needs/supportive housing 0% 0

Mixed-income housing (where compatible with SB 4 requirements) 0% 0

Adaptive reuse of existing buildings 0% 0

Other (please specify) 42.86% 3

Total 7
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

9 / 28

# OTHER (PLEASE SPECIFY) DATE

1 Affordable Home Ownerahip 8/17/2026 6:11 PM

2 both Senior and Family affordable 7/30/2026 6:10 PM

3 is open-minded about specific affordable housing project types. We generally
develop 100% affordable, rental housing projects.

7/30/2026 5:56 PM
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

10 / 28

# COMMENTS: DATE

1 we are a fully staffed development and acquisitions department with significant experience in
HUD, LIHTC , HOME, PBV's and other soft financing capital stack structures. we also manage
our entire portfolio through our non profit mgmt company of over 185 communities in 28 states
representing 18000+ doors.

8/10/2026 5:54 PM

2 Minimum 0.5 acre site 8/6/2026 12:22 PM

3 State law now allows for significant density. We have been able to develop housing in excess
of 100 units per acre with regularity. Generally speaking, we like projects in the 50+ unit range,
but that depends on the funding available for a give project.

7/30/2026 5:56 PM

7 responses

Given Costa Mesa’s land constraints and housing needs, what minimum site
characteristics would make a faith-based property viable?

Q9

Less than 1 acre (small
​infill opportunity)

1–2 acres

2–5 acres

5+ acres

Depends on
​density/product type

0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%

Answer Choices Percentage Responses

Less than 1 acre (small infill opportunity) 14.29% 1

1–2 acres 28.57% 2

2–5 acres 14.29% 1

5+ acres 0% 0

Depends on density/product type 42.86% 3

Total 7
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

11 / 28

# COMMENTS: DATE

1 TCAC scoring leans towards 50-80 units depending on 9% or 4% structure 8/10/2026 5:54 PM

2 Projects of 50+ units generally make the most sense. 7/30/2026 5:56 PM

7 responses

What minimum unit count would generally be needed for your organization to
pursue an SB 4 project in Costa Mesa?

Q10

Less than 20 units

21-49 units

100–150 units

150–250 units

250+ units

Depends on site

0% 6% 12% 18% 24% 30% 36% 42% 48% 54% 60%

Answer Choices Percentage Responses

Less than 20 units 0% 0

21-49 units 57.14% 4

100–150 units 14.29% 1

150–250 units 0% 0

250+ units 0% 0

Depends on site 28.57% 2

Total 7
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

12 / 28

7 responses

What density or development intensity would your organization typically evaluate?

Q11

Moderate-density multi-
​family

High-density multi-family

Podium/mixed-use style
​development

Stacked flats/townhomes

Adaptive reuse

Depends on site
​constraints

0% 8% 16% 24% 32% 40% 48% 56% 64% 72% 80%

Appendix-SB4 Survey Results 1052



Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

13 / 28

7 responses

What site conditions are most important for feasibility? (Check all that apply)

Q12

Ability to maximize density

Access to transit

Proximity to services

Adequate
​utilities/infrastructure

Minimal environmental
​constraints

Ability to address parking
​requirements

Existing structures
​suitable for reuse

Community-serving
​facilities already on site

Other (please specify)

0% 9% 18% 27% 36% 45% 54% 63% 72% 81% 90%

Answer Choices Percentage Responses

Ability to maximize density 57.14% 4

Access to transit 42.86% 3

Proximity to services 42.86% 3

Adequate utilities/infrastructure 57.14% 4

Minimal environmental constraints 85.71% 6

Ability to address parking requirements 71.43% 5

Existing structures suitable for reuse 28.57% 2

Total 31
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

14 / 28

# OTHER (PLEASE SPECIFY) DATE

1 Site must meet minimum CTCAC amenity scoring and is located in a federal Qualified Census
Tract (QCT) and/or Difficult Development Area (DDA) and/or located in a state designated High
Opportunity Area for financing

8/6/2026 12:22 PM

2 We are willing to consider affordable housing projects on a wide variety of sites. State law
increasingly allows us to develop housing at varied densities and locations. It is important to
have a site that does not require lengthy remediation or City approval processes. Sites work
better when expensive site work or remediation is not necessary. Building expensive parking
structures can also be problematic. State funders do not prioritize expensive parking as part of
their funding consideration.

7/30/2026 5:56 PM

Answer Choices Percentage Responses

Community-serving facilities already on site 28.57% 2

Other (please specify) 28.57% 2

Total 31
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

15 / 28

7 responses

SB 4 projects include affordability requirements. What affordability levels does
your organization typically pursue?

Q13

Extremely Low Income
​(0–30% AMI)

Very Low Income (31–50%
​AMI)

Low Income (51–80% AMI)

Moderate Income (81–120%
​AMI)

Mixed affordability levels

0% 6% 12% 18% 24% 30% 36% 42% 48% 54% 60%
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

16 / 28

# OTHER (PLEASE SPECIFY) DATE

1 majority of our portfolio is 100% affordable 8/10/2026 5:54 PM

7 responses

What affordability mix would be feasible for a Costa Mesa SB 4 project?

Q14

100% affordable

Primarily affordable with
​deeper affordability levels

Mixed affordability
​depending on financing

Other (please specify)

0% 6% 12% 18% 24% 30% 36% 42% 48% 54% 60%

Answer Choices Percentage Responses

100% affordable 57.14% 4

Primarily affordable with deeper affordability levels 0% 0

Mixed affordability depending on financing 28.57% 2

Other (please specify) 14.29% 1

Total 7
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

17 / 28

7 responses

What financing tools would likely be needed to make these projects feasible?
(Check all that apply)

Q15

4% LIHTC

9% LIHTC

Tax-exempt bonds

State affordable housing
​funding

County funding sources

City financial participation

Project-based vouchers

Philanthropic funding

Other (please specify)

0% 8% 16% 24% 32% 40% 48% 56% 64% 72% 80%

Answer Choices Percentage Responses

4% LIHTC 57.14% 4

9% LIHTC 57.14% 4

Tax-exempt bonds 42.86% 3

State affordable housing funding 57.14% 4

County funding sources 71.43% 5

City financial participation 71.43% 5

Total 34
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

18 / 28

# OTHER (PLEASE SPECIFY) DATE

1 New markets tax credits 8/17/2026 6:11 PM

2 All of the above financing are helpful. The given capital structure can vary based on the project
specifics. Projects are always more feasible when local government participates in the capital
stack.

7/30/2026 5:56 PM

Answer Choices Percentage Responses

Project-based vouchers 57.14% 4

Philanthropic funding 42.86% 3

Other (please specify) 28.57% 2

Total 34
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

19 / 28

7 responses

Would your organization consider a structure where the faith-based organization
retains ownership, and the developer operates under a long-term ground lease?

Q16

Yes

No

Potentially, depending on
​terms

0% 6% 12% 18% 24% 30% 36% 42% 48% 54% 60%

Appendix-SB4 Survey Results 1059



Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

20 / 28

# COMMENTS DATE

1 every case is different 8/10/2026 5:54 PM

2 Depends-- some want up front payment, some really mission and don't want that payment 7/30/2026 6:10 PM

3 Typically we use a capitalized ground lease payment to fund the purchase of a long-term
leasehold. Often the capitalized ground lease is the equivalent of the market value of the site.
During the lease term, ground lease payments are typically $ per year. This structure works
best with State funding partners.

7/30/2026 5:56 PM

7 responses

What ground lease economics would generally be workable?

Q17

Nominal ground lease
​payment

Below-market ground lease
​payment

Fixed lease payment

Revenue participation
​structure

Negotiated based on
​project feasibility

0% 8% 16% 24% 32% 40% 48% 56% 64% 72% 80%

Answer Choices Percentage Responses

Nominal ground lease payment 14.29% 1

Below-market ground lease payment 14.29% 1

Fixed lease payment 0% 0

Revenue participation structure 0% 0

Negotiated based on project feasibility 71.43% 5

Total 7

Appendix-SB4 Survey Results 1060



Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

21 / 28

# COMMENTS DATE

1 Making "hard" or substantial cash-flow based ground lease payments can be a challenge with
other public funders.

7/30/2026 5:56 PM

7 responses

Would your organization consider partnering with a faith-based organization that
wants to maintain a long-term ownership interest and/or receive ongoing financial
benefit from the project?

Q18

Yes

No

Depends on structure

0% 6% 12% 18% 24% 30% 36% 42% 48% 54% 60%

Answer Choices Percentage Responses

Yes 42.86% 3

No 0% 0

Depends on structure 57.14% 4

Total 7
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

22 / 28

7 responses

What are the biggest challenges to pursuing SB 4 projects in Costa Mesa? (Check
all that apply)

Q19

Construction costs

Financing gaps

Ground lease requirements

Project size/unit count

Parking requirements

Community opposition

Environmental/site
​constraints

Long-term affordability
​requirements

Coordinating with faith-
​based property owners

Other (please specify)

0% 9% 18% 27% 36% 45% 54% 63% 72% 81% 90%

Answer Choices Percentage Responses

Construction costs 71.43% 5

Financing gaps 85.71% 6

Ground lease requirements 14.29% 1

Project size/unit count 14.29% 1

Parking requirements 42.86% 3

Total 21
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

23 / 28

# OTHER (PLEASE SPECIFY) DATE

1 My perception is that the City of Costa Mesa, political stakeholders, and community interests
are not prioritizing the development of affordable housing. A lack of local political will is the
biggest concern. That lack of political will can manifest in unusual project requirements like
very low density, high required parking, etc. State law generally allows for ministerial approval
of SB4 projects. SB4 and State Density Bonus law allow for significant density and low parking
requirements. However, local jurisdictions can fund a multitude of ways to slow projects down
and increase costs.

7/30/2026 5:56 PM

Answer Choices Percentage Responses

Community opposition 28.57% 2

Environmental/site constraints 14.29% 1

Long-term affordability requirements 0% 0

Coordinating with faith-based property owners 14.29% 1

Other (please specify) 14.29% 1

Total 21
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

24 / 28

# OTHER (PLEASE SPECIFY) DATE

1 Role as seller of property 8/17/2026 6:11 PM

2 is not tied to a specific vision of partnership. 8/17/2026 2:47 PM

3 we are both flexible and creative in our approach to create win win outcomes 8/10/2026 5:54 PM

4 We have built projects with faith-based and other nonprofit partners that includes all of the
above levels of participation.

7/30/2026 5:56 PM

7 responses

What level of involvement would you prefer from the faith-based property owner?

Q20

Landowner only

Community partner

Active project partner

Long-term co-
​owner/operator

Other (please specify)

0% 6% 12% 18% 24% 30% 36% 42% 48% 54% 60%

Answer Choices Percentage Responses

Landowner only 14.29% 1

Community partner 28.57% 2

Active project partner 0% 0

Long-term co-owner/operator 0% 0

Other (please specify) 57.14% 4

Total 7

Appendix-SB4 Survey Results 1064



Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

25 / 28

7 responses

What information would you need from a potential Costa Mesa faith-based site
before determining feasibility? (Check all that apply)

Q21

Parcel size

Existing zoning/general
​plan information

Existing improvements

Preliminary site
​constraints

Utility/infrastructure
​information

Environmental review
​information

Community
​context/outreach history

Preliminary financial
​assumptions

Other (please specify)

0% 8% 16% 24% 32% 40% 48% 56% 64% 72% 80%

Answer Choices Percentage Responses

Parcel size 57.14% 4

Existing zoning/general plan information 71.43% 5

Existing improvements 42.86% 3

Preliminary site constraints 71.43% 5

Utility/infrastructure information 42.86% 3

Environmental review information 42.86% 3

Total 32
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

26 / 28

# OTHER (PLEASE SPECIFY) DATE

1 landowners wants & needs 8/10/2026 5:54 PM

2 APN or Address; if existing buildings and operations onsite, what area is considered
developable and what buildings may be demolished, etc.

8/6/2026 12:22 PM

3 These items are all a good start. A gauge of the local political support would also be important. 7/30/2026 5:56 PM

Answer Choices Percentage Responses

Community context/outreach history 42.86% 3

Preliminary financial assumptions 42.86% 3

Other (please specify) 42.86% 3

Total 32

Appendix-SB4 Survey Results 1066



Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

27 / 28

7 responses

Would your organization like to be contacted regarding potential SB 4 faith-based
housing opportunities in Costa Mesa?

Q22

Yes

No

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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Affordable Housing Developer Interest Survey SB 4 Faith-Based Housing

Opportunities

28 / 28

Q23
Additional comments or recommendations regarding SB 4
opportunities in Costa Mesa:

Answered: 7
 Skipped: 0

# RESPONSES DATE

1 A convening with religious or educations institutions and nonprofit developers to connect and
explore partnership opportunities.

8/17/2026 6:11 PM

2 The affordable housing finance landscape is largely dependent on the passage of Prop 1 this
November. Without State gap funding sources, the burden of filling gaps will fall on localities.
Generally, SB4 deals work better when the church's primary motivation is mission. Often,
churches seeking a massive cash infusion are disappointed when the financing picture
becomes clearer.

8/17/2026 2:47 PM

3  MRED, VP Acquisition & Development 8/10/2026 5:54 PM

4 I would like to learn more aboit SB4, it's rules and it's procedures.
Thank you 8/9/2026 8:51 AM

5 We are happy to give tours of our faith-based partnership affordable housing communities! 8/6/2026 12:22 PM

6 none 7/30/2026 6:10 PM

7 N/A 7/30/2026 5:56 PM
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MEMORANDUM 

Date: September 1, 2026 

To: Anna McGill, City of Costa Mesa Planning Manager - Advanced Planning & 
Housing 
Melinda Dacey, City of Costa Mesa Principal Planner - Advanced Planning & 
Housing  

From: Nick Pergakes, AICP, Interwest Deputy Director of Planning/Project Director 
Kurt Nagle, AICP, Interwest Principal Planner 
Liz Golden, AICP, Interwest Associate Planner  

Subject: Housing Production Incentives Review and Recommendations 

This memorandum provides an overview of the City of Costa Mesa's existing housing policies, programs, 
and regulatory initiatives that support housing production and affordability, as well as potential 
opportunities for additional housing incentives and implementation actions. The review highlights recent 
City efforts, including the Inclusionary Housing Ordinance (IHO), the Fairview Development Center 
Specific Plan (FDCSP), and the Neighborhoods Where We All Belong (NWWAB) initiative, all of which 
demonstrate the City's commitment to increasing housing supply, promoting affordability, and reducing 
barriers to residential development. 

ATTACHMENT 3
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In addition to documenting housing-related actions currently underway, this review evaluates potential 
strategies that could further support affordable housing production and implementation of Housing 
Element goals. The analysis includes consideration of technical assistance programs, fee reductions, 
development incentives, utilization of public land, alternative compliance mechanisms, and other 
innovative housing policies that have been implemented by jurisdictions throughout California. 
 
 
 
 
 
CITY OF COSTA MESA HOUSING PRODUCTION AND INCENTIVES REVIEW 
 
The City of Costa Mesa has undertaken several significant actions to promote housing production and 
affordability within its City. These efforts have included the advancement of several Housing Element 
programs through strategic investments in affordable and supportive housing. Highlights of notable 
projects and efforts, completed in the Sixth Cyle Housing Element planning period (2021-2023), are 
outlined below: 
 

• Inclusionary Ordinance (Housing Element Program 2A): In August 2024, the City Council adopted 
the City's first Inclusionary Housing Ordinance (IHO), which requires qualifying residential 
developments to provide affordable housing units or pay an in-lieu fee. City Council also 
directed staff to complete a program evaluation after two years of implementing the IHO. Since 
adoption, the City has developed affordable housing agreement templates and guidance 
documents to inform the public and applicants about the application and submittal process for 
review of affordable housing units. Although no projects have yet been subject to the IHO due 
to project exemptions and timing of applications, residential developments continue to provide 
affordable units utilizing State Density Bonus Law with an affordably unit component that 
generally ranges from 5 to 10 percent of base density. The City also tracks affordability levels of 
Accessory Dwelling Units (ADUs) through a self-reporting process during the building permit 
review to improve monitoring and reporting of affordable housing production. 
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• Community Development Block Grant (CDBG) and HOME Investment Partnership (Housing 
Element Programs 1B, 1C, 2C, 2F, 4A, and 4D): The City administers CDBG and HOME Investment 
Partnership Program funding to assist income-qualified homeowners with home rehabilitation 
and preservation activities, including HVAC replacement, window replacement, lead-based paint 
remediation, exterior painting, pest control, and other health and safety improvements that 
help preserve the City’s existing affordable housing stock. 

• Bridge Homeless Shelter (Housing Element Program 4F): In April 2021, the City of Costa Mesa 
completed the construction of its permanent Bridge Shelter containing 72 beds. On June 6, 
2023, the City Council approved a capacity increase to 85 beds. On August 1, 2023, the City 
Council approved the submission of a joint application with the Orange County Health Care 
Agency to the State Department of Health Care Services for funding to add yet another 15 
behavioral health beds and associated services at the Shelter. The City has since received an 
award of $4.2 million dollars to implement the additional beds, and the Shelter’s total capacity 
has now increased to 100 beds. With the Shelter in full operation, the City is able to assist up to 
100 residents at one time and connect them with services and potential permanent housing 
solutions. In addition, on December 7, 2023, the CalOptima Board of Directors selected Costa 
Mesa as one of two cities to receive their innovative Street Medicine Program, which delivers 
primary and behavioral health care to both sheltered and unsheltered people. The Street 
Medicine at the Bridge Shelter launched on August 12, 2024, and services are being provided to 
the public. 

• Project Homekey at 2274 Newport Boulevard (Housing Element Program Programs 3F and 4A): 
The Motel 6 property located at 2274 Newport Blvd involves the acquisition and two-phase 
adaptive reuse of an 88-unit motel into permanent housing. All motel rooms will be converted 
to 300-square-foot studio apartments with new kitchenettes, countertops, flooring, paint, 
fixtures, appliances, and furniture. Additional common areas for residents will include a new 
outdoor patio, smoking area, dog run, and community garden to encourage social interaction 
among residents. This project was developed in two phases. Phase I included 40 extremely low-
income housing units (and 1 manager unit), 30 of which are permanent supportive housing units 
serving homeless veterans, and 10 of which are for homeless individuals who meet the Mental 
Health Services Act eligibility criteria. Construction is now complete. Phase II is also now 
complete and provided 46 very low-income units. To help finance the project, the Costa Mesa 
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City Council approved a $3.5 million ARPA funded grant, a $1.5 million HOME funded loan and 
an $850,000 Low- and Moderate-Income Housing Fund loan.  

• The Bungalows Project at 2039 Pomona Avenue (Housing Element Program 4A): This project 
included remodeling six existing dwelling units and constructing two additional detached 
accessory dwelling units. The City worked diligently with the non-profit organization, Families 
Forward, to swiftly complete entitlements and permits for this project. The site is managed by 
Families Forward and provides housing for families experiencing homelessness. The project was 
completed in early 2023. Families Forward partnered with HomeAid Orange County, a Tustin 
nonprofit that coordinates with building professionals willing to offer material discounts, labor, 
and in-kind donations to reduce the costs of building projects for those at risk of homelessness. 
Occupants of the “The Bungalows” are selected through an application process, with preference 
given to those with residential, professional, or educational ties to Costa Mesa currently 
experiencing homelessness, living in a shelter or in temporary accommodations. Under the living 
arrangement, residents of “The Bungalows” will pay an affordable monthly rent, ranging from 
approximately $1,150 to $1,350 per month, while receiving ongoing assistance, education and 
services designed to help them regain financial self-sufficiency. With in-kind donations reducing 
costs by more than $500,000, the total cost of the project was approximately $4 million dollars. 
To help bridge the financial gap, the Costa Mesa City Council in November 2022 granted 
$975,000 in Federal American Rescue Plan Act funding to Families Forward to complete the 
work. This project is now complete, and the units are fully occupied. 

• Project Homekey at 1400 Bristol Street (Housing Element Programs 3F and 4A): The City 
approved a second Homekey Project at the former Travelodge Inn at 1400 Bristol Street. 
American Family Housing, Inc. and the County of Orange have secured a $29.0 million dollar 
grant to acquire the site and convert existing hotel rooms into 76 income/deed-restricted units 
and two manager’s units. Construction began in 2025. For this project, the City Council 
approved a $1.5 million ARPA funded grant and a $2.5 million Low- and Moderate-Income 
Housing Fund loan to help bridge the remaining funding gap. The City provided additional 
$350,000 in funding in March 2026 and the project received its Certificate of Occupancy in 
August 2026.  

• Jamboree Senior Housing Project at 695 West 19th Street (Housing Element Programs 2D and 
4A): In 2020, the City Council approved an Exclusive Negotiating Agreement (ENA) to partner 
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with Jamboree Housing Corporation in determining the feasibility for the right to acquire a long-
term leasehold interest in an approximately 0.90-acre portion of the parking lot at the Senior 
Center to develop affordable housing for Costa Mesa’s seniors. In March 2025, the City Council 
approved 70 senior affordable housing units on City owned property, (69 senior units plus one 
manager’s unit), and the City Council approved and provided $3.25 million in funding towards 
the project in March 2026.  

• Fairview Developmental Center Specific Plan (FDCSP) (Housing Element Program 3B): The FDCSP 
is a coordinated planning policy effort with the State Department of General Services (DGS) and 
Department of Developmental Service (DDS) to plan for the future redevelopment of the State-
owned Fairview Developmental Center state hospital located at 2501 Harbor Boulevard. The 
FDCSP proposes a minimum of 2,300 and up to 4,000 residential units and establishes 
substantial affordability requirements, including minimum requirements for very low (575), low 
(345) and moderate (690) households. (fdcplan.com) consistent with the City’s adopted Housing 
Element. On August 10, 2026, the Planning Commission made a recommendation to the City 
Council to adopt the FDC Specific Plan for up to 4,000 units. The Specific Plan is anticipated to be 
considered by the City Council for adoption on September 15, 2026.  

• Neighborhood Where We All Belong (NWWAB) (Housing Element Programs 2I, 2J, 2M, 2N, 2O, 
2P, 3C, 3E, 3D, 3F, 3H, 3I, 3J, 3K, 2N, 3R, 3S, 4E, and 4G): NWWAB is a comprehensive effort by 
the City to address housing needs and comply with state law, rezoning the Housing Element 
sites, additional sites along commercial corridors to support housing production including 
preparation of a programmatic Environmental Impact Report that provides environmental 
clearance for more than 22,000 future housing units. As part of this process, the City has also 
streamlined entitlement review processes for qualified housing and mixed-use projects, 
removed parking requirements for Housing Element sites, and is proposing no minimum parking 
for all Mixed Use Overlay District (MUOD) projects, expanded ministerial approval pathways 
(including qualifying projects as ‘use by right’ in accordance with provisions of the Government 
Code), and proposes objective design standards.  The NWWAB efforts cumulatively implement 
over 23 of the City’s Housing Element programs. (https://www.costamesaneighborhoods.com) 

• Housing Element Amendment & Rezoning Housing Element Sites (Housing Element Programs 3A, 
3B, 3C, 3D, 3G, and 3N): In April 2026, the City Council approved rezoning of the City’s Sixth 
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Cycle (2021-2029) Housing Element Sites and zoning code amendments to implement Housing 
Element programs and comply with state law. Following property owner requests to remove 
certain Housing Element sites in early 2026, the City Council approved a Housing Element 
Amendment on March 17, 2026, to remove and add certain Housing Element sites. 
Subsequently, the City made no net loss findings and conducted a Housing Element Amendment 
to identify 95 new Housing Element Sites (nearly 7,000-unit capacity) to meet RHNA capacity 
and establish a buffer. The Housing Element Amendment was approved by City Council at their 
September 1, 2026, hearing and is currently being reviewed by the California Department of 
Housing and Community Development (HCD) for Housing Element certification. 

 
Collectively, these actions demonstrate Costa Mesa's ongoing commitment to increasing housing supply, 
promoting affordability, and reducing regulatory barriers to housing development. 
 
 
ADDITIONAL RECOMMENDED SUBSIDIES AND INCENTIVES TO CREATE MORE AFFORDABLE HOUSING   
 
Regulatory and Financial Subsidies 
 
Local governments and housing authorities incentivize developers to build affordable housing 
by offsetting high construction costs through regulatory and financial subsidies. These mechanisms allow 
developers to maintain profitable margins while offering rents or sales prices that are accessible to low- 
and moderate-income households. Subsidies which make the most impact usually translate to time or 
money and can be considered as a “local match/subsidy” for tax credits and other funding program 
criteria. 
  
The City provides a dedicated planner who remains assigned to qualifying projects throughout the entire 
development process, from entitlement through occupancy, and offers technical assistance to help 
streamline project review. The City also considers waiving or reducing certain impact fees for qualifying 
affordable housing projects or units, such as park in-lieu fees, traffic impact fees, and public art 
requirements or in-lieu fees. 
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Incentives to Build Affordable Housing on Small and Underutilized Parcels 
 
Providing incentives to encourage new development on small and underutilized parcels can help to 
increase the production of affordable housing. Below are three case studies of cities in Southern 
California that utilize different incentives for supporting new infill residential development. 
 
City of Thousand Oaks 
An eligible housing developer may request any two of the incentives set forth under their density bonus 
program, which are in addition to any incentive that may be granted using density bonus law.  
 
Eligibility for the additional incentives include the following: 

• Building housing on a site of a half-acre or less that is developed with one or more contiguous 
parcels.  

• The units must be listed in the Housing Element as an underutilized site with redevelopment 
potential.  

• Shall be provided to extremely low-, very low- or low-income households at affordable rents or 
affordable housing costs; 

• All of the housing shall be multiple- family housing developed at a minimum density of 20 
dwellings per net acre. 

• The project shall be subject to a recorded agreement between the City and a housing developer 
specifying the income level of the occupants and guaranteeing the affordability of the units. 
 
 

City of San Diego 

The City of San Diego has implemented housing programs that go beyond State Density Bonus Law, 
including the Affordable Housing Density Bonus Program and the Complete Communities Housing 
Solutions Program. These programs facilitate residential development on underutilized commercial, 
mixed-use, and residentially zoned properties, particularly within Transit Priority Areas and the 
Sustainable Development Area. Eligible projects must provide affordable housing units consistent with 
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the requirements of the applicable incentive program. By focusing on the redevelopment of 
underutilized sites, San Diego seeks to increase housing production, support affordable housing, and 
promote infill development in areas with existing infrastructure, services, and transit access. 

 
City of Santa Ana 

The City of Santa Ana's Housing Element identifies sites with redevelopment potential that can 
accommodate additional housing capacity and support affordable housing production. Santa Ana focuses 
on facilitating redevelopment of housing opportunity sites and increasing residential capacity in areas 
served by existing infrastructure and services. 

Incentives for Affordable Housing with Lot Consolidation 
 
City of Thousand Oaks  
 
The City of Thousand Oaks provides incentives for qualifying housing projects that include the merging 
or consolidation of parcels. Developers are eligible for regulatory incentives consistent with California 
Government Code Section 65915(d)(2) regardless of whether the qualifying project includes a Density 
Bonus. 
 
Eligibility requirements: 

• Qualifying projects: housing developments that consist of a voluntary lot consolidation/lot 
merger and meet either of the following location and affordability criteria below: 

o Housing Inventory Sites that construct at a minimum, the number of residential units at 
the level of affordability identified in the City's Housing Element Sites Inventory. 

o Mixed-Use (MU), Mixed-Use Overlay Zone (MUOZ) or Multiple-Family (R-3) zoned sites 
not identified in the Housing Element Sites Inventory associated with a rental 
development proposal consisting of twenty (20%) percent of the units affordable to 
lower income households and ownership development proposal consisting of twenty 
(20%) percent of the units affordable to moderate income households. 
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Incentives Provided to Developers: 
• Fee-Based: A pre-application will be processed with no fees imposed by the Planning Division. 
• Locations: Housing Element Inventory Sites and other multifamily or mixed-use sites may be 

consolidated either separately or in combination when properties are adjoining and proposed to 
be merged. 

• Waivers or deviations from development standards for qualifying projects located in the R-3 
zone may use the Mixed-Use Zone Development Standards. 

• Waive the following Mixed-Use Zone Development Standards: 
o Ground Floor Plate height: Minimum 14 feet. 
o Minimum average depth of retail of 60 feet. 
o Third Floor Setback – Minimum: 10 foot average from first floor street front building 

façade. 
o Public Exterior Space – Minimum three (3%) percent of area of building footprint. 

• Change the Mixed Use development standards to the following: 
o Side yard setback:10 feet minimum from a residential zone. 
o Building Height maximums along a side property line within 40 feet of side yard abutting 

a residential zone are increased the further away from the property line. 
• Reduce or waive Objective Design Standards for Courtyard, Stacked Dwelling and Mixed-use 

Block building types. Key reductions include the following:  
o Minimum Courtyard area reduction from fifteen (15%) percent to ten (10%) percent of 

lot area. 
o A maximum of one hundred percent (100%) of the total units within a project can be in 

a stacked dwelling building type. 
 

City of Laguna Beach 

The City of Laguna Beach encourages the development of affordable housing and senior citizen housing 
by allowing the consolidation of smaller parcels into larger development sites. Qualifying projects are 
eligible for lot consolidation incentives and regulatory relief intended to facilitate housing production. 
Except where a Coastal Development Permit is required pursuant to Chapter 25.07, requested 
incentives for qualifying projects shall be granted ministerially. 
 
Eligibility Requirements: 
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Qualifying projects include housing developments that consist of a voluntary lot consolidation and meet 
the following criteria: 

• A 100 percent affordable housing rental or ownership development; or 
• A 100 percent senior citizen housing development. 

 
Mixed-use projects may qualify if residential uses comprise at least 85 percent of the project's gross 
floor area. Affordable housing units must be deed restricted for a minimum of 35 years for occupancy by 
extremely low-, very low-, low-, or moderate-income households, while senior housing units must also 
be deed restricted for at least 35 years and occupied in accordance with the City's senior housing 
requirements. In addition, the resulting consolidated parcel may not exceed 25,000 square feet in area. 
 
Parcels proposed must be located within the following zones: Residential High Density, Local Business 
Professional, Commercial Neighborhood, Local Business District, Commercial Hotel-Motel, South Laguna 
Village Commercial, and Institutional. 

 
Incentives provided to developers include: 
 

• Eligible projects may consolidate lots with an application for a lot line adjustment. Projects are 
eligible for reduction for setbacks by up to five feet and up to ten feet if restricted to very low or 
extremely low-income households. Reductions shall not be reduced if adjacent to single-family 
or two-family zones. 

• Parking requirements may be reduced to 0.5 spaces per unit. Additional parking reductions may 
be approved when supported by a parking study showing adequate alternative transportation 
modes and no adverse impact on public access or recreational resources.  

• Open Space requirements may be reduced up to 50%, if projects providing at least 25% of units 
are restricted to low-income, or reduced to up to 70% for an extremely low-income project. 

• Fees collected for Planning application fees and building permit fees shall be refunded following 
final inspection, not including impact fees or other project review expenses. 

• Projects requiring a Costal Development Permit remain subject to applicable Costal Act and local 
coastal program requirements. 

 
City of Brea  
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To encourage the assemblage of smaller existing parcels into larger parcels that can be more efficiently 
developed into mixed-use projects, the City of Brea's Zoning Code includes a Parcel Consolidation 
Incentive Program provision. Such incentives include reduction in required parking for mixed use, 
increasing the maximum parcel coverage by up to 10 percent, and reducing common or open space 
requirements by up to 10 percent.  

 
Affordable Housing on Surplus City-Owned Sites 
Cities may have surplus or underutilized properties that can be provided as a site or even a shared site 
for affordable housing. This can be a highly beneficial incentive for creating affordable housing. Below 
are two examples that may be helpful to review. Two examples are provided below which demonstrate 
how municipalities are accomplishing this. 
 
County of Santa Clara 
 
The County of Santa Clara issued a Notice of Surplus Acreages Site (4.5 acres) that was originally 
supposed to be one corner of an interchange for an expressway that was no longer needed.  The City 
purchased the site as a “land bank site for future affordable housing” in 2006.  In 2018, the City released 
an RFP to affordable housing developers offering the site as a City contribution for an affordable housing 
development.  In 2020, the site was approved for a 65-unit affordable development. 
https://www.santaclaraca.gov/Home/Components/BusinessDirectory/BusinessDirectory/291/2495 
 
City of San Mateo 
 
The City of San Mateo, CA:  The City had plans to build a parking garage on an underutilized site.  Mid-
pen Housing in 2018 partnered with the City to build housing above the parking garage. This was done 
with a ground lease and shared parking and maintenance agreement where the City also shared in the 
parking revenues.   
https://www.cityofsanmateo.org/4094/50851/City-Owned-Downtown-Affordable-Housing-a#docaccess-
a13aafd9a3f925308d616f78146781ff4d2d706c60cde0c5a56677e3fbdca98e 
  
 
Additional Housing Implementation Actions  
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Additional creative options the City of Costa Mesa may consider include the following: 
  

• Off-site dedication of land to affordable housing developer to construct required units 
• Off-site purchase of existing market rate rentals with rehabilitation to meet current codes and 

require deed restricted affordable units 
• Off-site purchase of an existing motel/ hotel with rehabilitation and partner with an affordable 

housing developer to provide the following: 
o Special Needs Housing w/ Services (Kids aging out of foster care/Transitional Age Youth) 
o Domestic Violence/ Women's Shelter 
o Developmentally Disabled Housing 
o Maintaining existing housing stock 

 

HCD Prohousing Designation Program 
 
Once the City receives Housing Element certification, the City of Costa Mesa may want to consider 
pursuing a Prohousing Designation through the California Department of Housing and Community 
Development (HCD) as a strategy to demonstrate a commitment to expanding housing opportunities and 
implementing policies that support housing production, affordability, and streamlined development 
processes. The Prohousing Designation Program recognizes jurisdictions that have adopted local policies 
aligned with State housing goals, including zoning reforms, objective development standards, reduced 
constraints on housing development, and incentives for affordable and mixed-income housing projects. 
Obtaining the designation could improve the City’s competitiveness for certain State grant and funding 
programs that prioritize jurisdictions with demonstrated commitments to housing production. 

To support a future application, the City would begin by evaluating its existing housing policies, 
development standards, and permitting procedures to identify qualifying pro-housing procedures and 
opportunities for additional implementation actions. Potential actions may include streamlining 
entitlement and permitting processes, adopting or refining objective design standards, increasing 
residential development capacity, expanding incentives for affordable housing, and reducing regulatory 

1080



 

13 | P a g e  

Interwest Consulting Group  
930 Chesapeake Drive, Suite 208, San Diego, CA 92123 

 

barriers to housing development consistent with State housing laws and Housing Element goals. The City 
has already implemented many policies and programs that align with the objectives of the Prohousing 
Designation Program, making it a strong candidate for designation if the City decided to pursue the 
designation.  

In addition, coordinating with local stakeholders, housing developers, non-profit organizations, and 
community partners to identify additional strategies that support housing production and affordability 
would also be helpful to demonstrate collaboration with local housing advocates.   

Following completion of the evaluation process and outreach with local housing advocates, the City 
would need to prepare and submit an application to HCD documenting the policies and programs 
implemented to advance Prohousing objectives and improve eligibility for future housing and 
infrastructure funding opportunities. 
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1

HALLIGAN, MICHELLE

From: Williams, Anna <AWilliams@gibsondunn.com>
Sent: Monday, August 31, 2026 3:34 PM
To: Mark Sakioka; TAI, CARRIE; MCGILL, ANNA; CARON, MARTINA; HALLIGAN, MICHELLE; 

YEAGER, CHRISTOPHER
Cc: Forbes, Amy R.; ELesk; CMeany
Subject: RE: Sakioka Comment Timing
Attachments: Collector Streets (Reference)(6003229839.1).pdf; Costa Mesa - NWWAB - ZCA ODS 

Comments [8.31.26](6003236090.2).xlsx

Hi all, 

Following up on Mark’s email below, attached please nd an excel document with our updated comments on the 
August Review Drafts of the ZCA and ODS documents (as well as a few references to the NCMSP and certain 
general plan elements where applicable).   The document is fairly long but, in response to your feedback, we 
wanted to make sure that we provided you with clear document, section, and text references, as well as 
recommended edits and explanations for why we believe each edit makes sense.  In many instances, we provided 
several alternative recommended edits for your consideration.  I am happy to make myself available to walk you 
through the document if that would be helpful.  We hope this more detailed approach will help expedite your 
review, despite resulting in a longer document.  

You’ll notice that the document is organized by topic per our in-person meeting, including: 

1. Circulation
2. Building Height
3. Setbacks
4. Open Space
5. Architectural and Design Elements
6. Service Access
7. Townhomes
8. O -Site Improvements
9. Parking
10. External Noise
11. Supremacy of Regulations
12. Document Consistency and Clari cation
13. Master Plan Option in PD Zone

For each topic, we’ve provided the following columns: 

(1) CIRCULATION Public Review Draft Content  (Issue) Recommendati

We are happy to discuss the attached at your convenience, and thank you for all of your e orts to move the 
NWWAB process forward.  

Anna Williams 
Associate Attorney 

T: +1 213.229.7014 
AWilliams@gibsondunn.com 

4
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GIBSON DUNN 
Gibson, Dunn & Crutcher LLP 
333 South Grand Avenue, Los Angeles, CA 90071-3197  
  
From: Mark Sakioka <mark@sakioka.com>  
Sent: Friday, August 28, 2026 12:58 PM 
To: TAI, CARRIE <carrie.tai@costamesaca.gov>; MCGILL, ANNA <Anna.Mcgill@costamesaca.gov>; Martina.Caron 
<Martina.Caron@costamesaca.gov>; Michelle Halligan - City of Costa Mesa (michelle.halligan@costamesaca.gov) 
<michelle.halligan@costamesaca.gov>; YEAGER, CHRISTOPHER <CHRISTOPHER.YEAGER@costamesaca.gov> 
Cc: Williams, Anna <AWilliams@gibsondunn.com>; Forbes, Amy R. <AForbes@gibsondunn.com>; ELesk 
<ELesk@wilsonmeany.com>; CMeany <CMeany@wilsonmeany.com> 
Subject: Sakioka Comment Timing 
 
Hi Everyone, Thank you ag ain for your time last Wednesday . We really appreciated the me eting and found it very productive. We wanted to give you a quick update that we’ve been w orking diligently to pull together our comme nts based on thos e discussions .  
 

Hi Everyone, 

Thank you again for your time last Wednesday. We really appreciated the meeting and found it very 
productive. 

We wanted to give you a quick update that we’ve been working diligently to pull together our comments 
based on those discussions. We know timing is important, and we’re planning to have everything over to 
you by end of day Monday. 

Thanks again, and enjoy the weekend. Hopefully everyone stays cool! 

 
 
All the best,  
Mark Sakioka Sakioka Company, LLC 14850 Sunflower Avenue Santa Ana, CA 92707 714-545-8611 mark@sakioka.com 

 

This message may contain confidential and privileged information for the sole use of the intended recipient. Any review, 
disclosure, distribution by others or forwarding without express permission is strictly prohibited. If it has been sent to 
you in error, please reply to advise the sender of the error and then immediately delete this message.  
 
Please see our website at https://www.gibsondunn.com/ for information regarding the firm and/or our privacy policy.  

CAUTION: This email originated from outside of the organization. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. Report any suspicious activities to the 
Information Technology Department. 
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Table 2- Maximum Building Heights
North Costa Mesa Specific Plan

SUB-AREA MAXIMUM BUILDING
HEIGHT1, 2

  NOTES

AREA 1
Home Ranch

Varies See Exhibit 11b.

AREA 2 30 feet-north of South Current development agreement allows buildings up to 15 
Metro Pointe Coast Drive (approx. 2

stories) Buildings above 173 feet in height will require a 
determination of no hazard by the FAA.

90 feet-south of South
Coast Drive (approx. 6

stories)

AREA 3
South Coast 
Plaza and

Crystal Court

85 feet (approx. 4 stories) None

AREA 4
SCP Town 

Center

315 feet (approx. 25 stories) Buildings above 173 feet in height will require a 
determination of no hazard by the FAA.

AREA 5
The Lakes

Mid-rise Residential-90 feet 
(approx. 6 stories)

High-rise Residential - 280 
feet (approximately

26 stories) Commercial-
110 feet (approximately 11

stories)

Buildings above 173 feet in height will require a 
determination of no hazard by the FAA.

AREA 6
South Coast 

Metro

Varies-See Table 6B. Buildings above 173 feet in height will require a 
determination of no hazard by the FAA.
Buildings which encroach into the setback for Anton 
cannot exceed 30 feet (approx. 2 stories) within the 

tb k
AREA 7

Sakioka Lot 1
60 feet (approx. 4

stories)

Buildings which encroach into the setback for Anton Blvd. 
and/or Sakioka Dr. cannot exceed 30 feet (approx. 2 
stories) within the setback area.

AREA 8
Sakioka Lot 2

North of collector street- 60 
feet (approx.4 stories)

South of collector street- 120
feet (approx. 8 stories)

Buildings above 161 feet in height will require a 
determination of no hazard by the FAA.
Buildings which encroach into the setback for Anton 
cannot exceed 30 feet (approx. 2 stories) within the 
setback area.

1. All building height measurements reference the height above grade- not mean sea level.
2. The maximum building heights specified in this Specific Plan shall continue to apply to a property unless 

specifically superseded by a MUOD project when a property owner chooses to exercise, as applicable. If the 
MUOD provisions of Article 11 (Mixed-Use Overlay District) of Chapter V (Development Standards) of Title 13 
(Planning and Development) of the Costa Mesa Municipal Code apply on a qualifying property, in which case 
the higher height limit as between the MUOD and this Specific Plan shall apply.

Updated February 2001; November 2001; January 2007; November 2007; March 2026
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ATTACHMENT 5 
 

 
Links to Exhibit Documents (a reference guide) 

 
Zoning Code Amendments 

 

Click on the “Links” below to access the document. 
 

Chapter I, Article 2, Definitions - 

https://www.costamesaca.gov/home/showdocument?id=64682&t=639245584447113620 

Chapter II, Zoning Districts Established - 

https://www.costamesaca.gov/home/showdocument?id=64684&t=639245585020261494 

Chapter III, Planning Applications - 

https://www.costamesaca.gov/home/showdocument?id=64684&t=639245585020261494 

Chapter IV, Citywide Land Use Matrix - 

https://www.costamesaca.gov/home/showdocument?id=64688&t=639245586409967131 

Chapter V, Article 1, Residential Districts (Accessory Dwelling Units) and (Additional 

property development standards for the multiple family residential districts) - 

https://www.costamesaca.gov/home/showdocument?id=64696&t=639245589812747559 

Chapter V, Article 2, Residential Common Interest Developments - 

https://www.costamesaca.gov/home/showdocument?id=64698&t=639245590352272470 

Chapter V, Article 2.5, Residential Small Lot Subdivisions - 
https://www.costamesaca.gov/home/showdocument?id=64700&t=639245590829095900 
Chapter V, Article 5.5, Non-Residential Common Interest Developments - 

https://www.costamesaca.gov/home/showdocument?id=64702&t=639245591403364275 

Chapter V, Article 6, Planned Development - 
https://www.costamesaca.gov/home/showdocument?id=64704&t=639245592057752550 
Chapter V, Article 9, General Site Improvement Standards - 

https://www.costamesaca.gov/home/showdocument?id=64706&t=639245592537301253 

Chapter V, Article 11, Mixed-Use Overlay District - 
https://www.costamesaca.gov/home/showdocument?id=64694&t=639245588892924675 
Chapter VI, Article 1, Off-Street Parking Standards (Residential Districts) - 

https://www.costamesaca.gov/home/showdocument?id=64710&t=639245593559840310 
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Chapter VI, Article 2, Off-Street Parking Standards (Non-Residential Districts) - 
https://www.costamesaca.gov/home/showdocument?id=64708&t=639245593073890812 
Chapter VII, Landscaping Standards - 

https://www.costamesaca.gov/home/showdocument?id=64712&t=639245594007782574 

Chapter VIII, Article 3, Sign Regulations - 
https://www.costamesaca.gov/home/showdocument?id=64714&t=639245594568517065 
 

Chapter IX, Article 4, Density Bonuses and Other Incentives - 
https://www.costamesaca.gov/home/showdocument?id=64690&t=639245587328760282 
 

Chapter IX, Article 21, Location of Cannabis Distributing, Manufacturing, Research and 

Development, Testing Laboratories, Retail Storefront and Retail Nonstorefront Uses - 

https://www.costamesaca.gov/home/showdocument?id=64692&t=639245588294853427 

Chapter XII, Article 4, Park and Recreation Impact Fees - 

https://www.costamesaca.gov/home/showdocument?id=64716&t=639245594987706032 

Chapter XIII, Noise Control - 

https://www.costamesaca.gov/home/showdocument?id=64718&t=639245595442498588 

 
 

Zoning Map Update 
 

Click on the “Link” below to access the document. 
 

Zoning Map Update - 
https://www.costamesaca.gov/home/showdocument?id=64720&t=639245595843118427 
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General Plan Amendments 

 

Click on the “Links” below to access the document. 
 
Land Use Element - 

https://www.costamesaca.gov/home/showdocument?id=64662&t=639245510939738543 

Circulation Element - 

https://www.costamesaca.gov/home/showdocument?id=64664&t=639245511888923779 

Community Design Element - 

https://www.costamesaca.gov/home/showdocument?id=64668&t=639245513331000362 

Noise Element - 

https://www.costamesaca.gov/home/showdocument?id=64666&t=639245512455301807 

Open Space and Recreation Element - 

https://www.costamesaca.gov/home/showdocument?id=64670&t=639245513974562893 

 

 
Specific Plan Amendments 

 

Click on the “Links” below to access the document. 
 

Newport Boulevard Specific Plan - 

https://www.costamesaca.gov/home/showdocument?id=64750&t=639245634378702987 

North Costa Mesa Specific Plan - 

https://www.costamesaca.gov/home/showdocument?id=64722&t=639245596408008846 

One Metro West Specific Plan - 

https://www.costamesaca.gov/home/showdocument?id=64752&t=639245634385737713  
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