
RESOLUTION  NO. PC-2025-21

A RESOLUTION  OF THE  PLANNING  COMMISSION  OF THE
CITY OF  COSTA  MESA,  CALIFORNIA,  RECOMMENDING
THAT  THE  CITY  COUNCIL  OF THE CITY  OF COSTA  MESA

ADOPT  AMENDMENTS  TO THE LAND  USE ELEMENT  OF

THE GENERAL  PLAN  TO BRING  THE CITY'S  GENERAL
PLAN  INTO  INTERNAL  CONSISTENCY  WITH  THE  ADOPTED
HOUSING  ELEMENT  AND  ASSOCIATED  ENVIRONMENTAL

DETERMINATION

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

AND  DECLARES  AS FOLLOWS:

WHEREAS,  the  City  of  Costa  Mesa  is processing  a focused  amendment  to the  Land

Use Element  of the  City's  General  Plan  (PCTY-25-0004)  for  internal  consistency  with  the

adopted  Housing  Element;

WHEREAS,  under  California  law, every  city  must  adopt  a general  plan,  which  must

include  specified  mandatory  elements,  and may  include  additional  optional  elements,  in

furtherance  of State  policy  to provide  a comprehensive,  long-term  plan for  the physical

development  and use of property  within  the City's  jurisdiction;

WHEREAS,  pursuant  to Government  Code  Section  65350  et. seq., and Public

Resources  Code  this  Land  Use Element  Update  constitutes  a General  Plan  Amendment;

WHEREAS,  pursuant  to Government  Code Section  65300.5,  a General  Plan

Amendment  to the Land  Use Element  is necessary  to maintain  internal  consistency  with

the adopted  Housing  Element;

WHEREAS,  the City's  Sixth  Cycle  (2021-2029)  Housing  Element  was  adopted  by

the Costa  Mesa  City  Council  on February  1, 2022,  through  Resolution  No. 2022-06  and

amendments  adopted  on November  15, 2022,  through  Resolution  No. 2022-67,  and as

revised  as recently  as  March  1, 2023, to incorporate  non-substantive  changes  as

authorized  by City  Council;

WHEREAS,  pursuant  to Government  Code  Sections  65352  - 65352.5  the City

mailed  a public  notice  to all California  Native  American  tribes  provided  by the Native

American  Heritage  Commission  and other  entities  listed;
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WHEREAS,  the public  notice  indicated  that  a public  review  draft  of the Housing

Element  was available  for public  review  and comment  from August  17, 2021,  and

September  15, 2021  ;

WHEREAS,  the Land Use Element  amendments  are necessary  updates  to the

City's  administrative  record  which  should  have  been  incorporated  into the  process  with  the

adoption  of  the Housing  Element;

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

October  13, 2025,  with all persons  having  the opportunity  to speak  for  and against  the

proposal;

WHEREAS,  pursuant  to the  California  Environmental  Quality  Act  (CEQA)  Guideline

Section  15162,  staff  reviewed  the previously  adopted  Mitigated  Negative  Declaration  for

the  Sixth  Cycle  Housing  Element  and determined  that  a subsequent  Environmental  Impact

Report  (EIR)  or a Negative  Declaration  (ND)  is not required  for  the update  to the City  of

Costa  Mesa  Land Use Eiement  in that  the circumstances  to which  the Housing  Element

was  adopted  have  not changed,  and no new  information  of substantial  importance  or new

impacts  have  arisen  since  the prior  environmental  documents  have  been  certified.  The

updates  to the Land  Use Element  are  for internal  consistency  with  the Housing  Element.

The Mitigated  Negative  Declaration  (MND)  for  the  Housing  Element  was  circulated  for  the

30-day  public  review  and comment  period  from  October  29, 2021,  to November  29, 2021.

On February  1, 2022,  the Costa  Mesa  City Council  adopted  Resolution  No. 2022-06,

certifying  and adopting  the Mitigated  Negative  Declaration  and Mitigation  Monitoring  and

Reporting  Program  (MMRP)  that  analyzed  the candidate  housing  sites  on 352 acres  for

the Sixth  Cycle  (2021-2029)  Housing  Element.  The  MMRP  requires  mitigation  for  hazards

and hazardous  materials,  biological  resources,  cultural  resources,  noise  and tribal  cultural

resources.  Standard  conditions  are also included  within  the MMRP  and the housing

opportunity  sites  must  comply  with  the  adopted  MMRP.  As such,  additional  environmental

review  is not  required  For the  focused  update  of  the Land  Use Element.

WHEREAS,  the CEQA  environmental  determination  for this project  reflects  the

independent  judgement  of  the  City  of  Costa  Mesa.

NOW,  THEREFORE,  based  on  the  evidence  in the  record  the  Planning

Commission,  in its  independent  judgment  and  after  fully  considering  alternatives,
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testimony  and  evidence  presented  at the  public  hearing  hereby,  RECOMMENDS

APPROVAL  of the General  Plan  Amendments  to the Land  Use Element  of the City's

General  Plan  incorporated  herein  as Exhibit  A, with  minor  updates  to proposed  text  to

replace  "reductions"  with  "modifications"  in Figure  LU-4  and Figure  LU-6.

BE IT FURTHER  RESOLVED  that  the Costa  Mesa  Planning  Commission  does

hereby  Find and determine  that  adoption  of  this  Resolution  is expressly  predicated  upon

the  activity  as described  in the  staff  report,  and  compliance  of  all applicable  federal,  state,

and local  laws.

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

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

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

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

PASSED  AND  ADOPTED  this  1 3th  day  of  October,  2025.

Costa  Mesa  Planning  Commission
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ST  ATE  OF CALIFORNIA  )
COUNTY  OF ORANGE  )ss
CITYOFCOSTAMESA  )

1, Carrie  Tai, Secretary  to the Planning  Commission  of the City of Costa Mesa, do
hereby  certify  that  the foregoing  Resolution  No. PC-2025-21  was passed  and adopted at
a regular  meeting  of the City of Costa  Mesa Planning  Commission  held on October 13,
2025,  by  the following  votes:

AYES: Harlan,  Andrade,  Klepack,  Martinez,  Rojas

NOES: Zich,  Dickson

ABSENT: None

ABSTAIN:  None

Costa  Mesa  Planning  Commission

Resolution  No. PC-2025-21
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Updated  September  24, 2025 -  General  Plan Amendments:

GP 18-02,  October  2, 2018

GP 18-03,  November  13,  2018

GP 20-01,  July  12,  2021

PGPA-24-01,  July  15,  2025

PGPA-24-02,  August  5, 2025
EXHIBIT

Looking  southeast  over Costa Mesa's Westside District.

Chapter  2

Land  Use  Element

Introduction
The  Land Use Element  is the  keystone  element  of  the  Costa  Mesa  General  Plan.  This  Element  unifies  the

other  elements  by providing  an overall  policy  context  for  future  physical  change.  Goals  and  policies  define

the community's  desired  balance  among  social,  environmental,  and economic  considerations,  while

maintaining  those  characteristics  of  the  community  that  reinforce  quality  neighborhoods  and viable

business  districts.

As Costa  Mesa  im  lements  this  General  Plan the  C  as ires  to kee  Costa  Mesa  an eclectic  commun

with  welcoming  public  spaces;  attractive,  walkable  residential  neighborhoods;  exceptional  parks  and

community  services;  and,  a diverse  economy  that  meets  the  needs  of  local  residents  while  also  attracting

investment  from  regional  and international  markets.

Co sta  M esa  G en  eral  PI  an  I L U - I
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L a n d  U s e E l e m e n t

Purpose

The Land Use Element  shapes  new  physical  development  in the  City  and its sphere  of influence  and

provides  strategies  to preserve,  protect,  and  enhance  established  neighborhoods  and  districts  consistent

with  the  community's  vision.  Through  implementation  of the Land Use Element,  the City seeks  to

accomplish  the  following:

Target  new development  opportunities  at key locations  while  ensuring  compatibility  with

established  neighborhoods

Increase  homeownership  opportunities  in the  City

Establish  and  maintain  an orderly  pattern  of  development  in the  City

Establish  a land  use classification  system  that  implements  land  use policies

Identify  acceptable  land  uses  and  their  general  locations

Promote  consistency  with  standards  for  residential  density  and  non-residential  building  intensity

for  existing  and  future  development

Accommodate  a diversity  of businesses  to provide  a solid  tax base  and ample  employment

opportunities,  to attract  visitor/tourist  spending, and to hedge against periodic  downturns  in
business  sectors

Provide  open  space,  park  areas,  and  public  spaces  where  residents  can enjoy  passive  and  active

recreational  pursuits

Ensure  that  new  development  is economically  and  environmentally  sustainable

The  Land  Use Element  serves  as the  long-range  planning  guide  for  development  in the  City  by indicating

the location  and extent  of development  to  be  allowed,  in  conjunction  with  any future  housing

opportunities  identified  within  a sites  inventory  of  the  Housing  Element.  More  than  any  other  element,

the  Land  Use Element  will  have  a major  impact  on the  form  and  character  of  Costa  Mesa  over  the  next  20

years.  The  Land  Use Element  applies  to all properties  within  the  corporate  City  limits,  as well  as properties

within  Costa  Mesa's  sphere  of  influence,  as established  by the  Orange  County  Local  Agency  Formation

Commission  (LAFCO).  Together,  these  areas  comprise  the  "planning  area."  Figure  LU-1 illustrates  the

planning  area  boundaries  in Chapter  1, Introduction.

LU-2 C o s t a M e s a G e n e r a l  Pla  n
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L a n d  U s e E l e m e n t

'a/
City Boundaries

6  Costa Mesa Sphere of Influence

Souice:  (Jy  ol Cosia  Mesa, 2015.
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C o s t a M e s a G e n e r a l Pl  a n l L U - 3
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L a n d  U s e E l e m e n t

Land  Use  Context-2015
The  City  has implemented  strategic  efforts  over  the  years  to  provide  a sustainable  balance  of  residential,

commercial,  industrial,  and  public  and  institutional  uses.  Land use planning  ensures  that  compatible  and

complementary  uses  are  arranged  in patterns  that  achieve  efficiencies  for  projected  growth,  mobility,  and

commerce.  This  Land Use section  describes  the  general  location,  type,  and  intensity  of  development

throughout  Costa  Mesa  in baseline  year  2015.

Planning  Context

Development  History

Costa  Mesa's  incorporated  city  limits  encompass  approximately  10,143  acres,  or approximately  15.8

square  miles.  The  City  lies  on an elevated  mesa  landform  less than  one  mile  from  the  Pacific  Ocean.  The

Spanish  name  Costa  Mesa  means  coastal  tableland.  Like throughout  much  of  Southern  California,  the

earliest  settlers  were  Native  Americans  who  fished  and  farmed.  Spanish  land  grants  in the  1800s  brought

Europeans  into  the area,  with  additional  growth  facilitated  by extension  of the railroad  and, later,

discovery  of oil. Until  the 1950s,  agriculture  remained  the  most  important  economic  component  of

Orange  County,  and Costa  Mesa  was  home  to thousands  of  acres  of  sweet  potato,  corn,  tomato,  and

strawberry  crops.  Remnants  of  this  agricultural  heritage  remains  through  2015  on properties  north  of

Interstate  405,  amid  the  urban  development  of  South  Coast  Plaza  and  the  Segerstrom  Center  for  the  Arts.

During  World  Warll,  the  u.s. military  established  a number  of  bases  in Orange  County,  including  the  Santa

Ana  Army  Air  Base in Costa  Mesa  (now  the  Orange  County  Fairgrounds).  In the  years  following  World  War

II, the  surge  in population  and  demand  for  affordable  housing  soared  as returning  veterans  with  new

families  looked  to  buy  homes.  The  accelerated  demand  for  suburban  homes  resulted  in the  conversion  of

thousands  of  agricultural  land  to large  single-family  housing  tracts.  Today,  single  family  homes  remain  the

predominant  use in Costa  Mesa.

From  the  1970s  through  1990s,  Costa  Mesa  experienced  significant  growth  in  retail  and office

development,  with  development  of  regional  shopping  malls  and  high-rise  office  buildings  north  of  1-405.

Investment  in the  industrial  district  south  of  West  Igth  Street  included  a substantial  presence  of  surfing

and  similar  action  sports  businesses,  several  of  which  have  grown  to be multi-million  dollar  international

brands.

Established  Land  Uses  (2015)

Costa  Mesa  is 99 percent  built  out,  with  the  largest  vacant  parcels  located  in the  North  Costa  Mesa  area.

The  two  largest  available  properties  are;  the  31-acre  Segerstrom  Home  Ranch  and  the  33-acre  Sakioka  Lot

2 site:  both  are  currently  in agriculture  production,  as of  2015,  and lie north  of 1-405.  The  North  Costa

Mesa Specific  Plan regulates  land uses on these properties.

L U - 4 l C o s t a M e s a G e n e r a l Pla  n
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L a n d  U s e E l e m e n t

Residential

As  of 2015,  approximately  46.2  percent  of land  in  the  planning  area  consisted  of residential

neighborhoods.  Single-family  neighborhoods  cover  approximately  30 percent  of  the land in the  City.

There  are a greater  number  of  multi-family  units  (28,413  units)  than  single-family  units  (14,210  units).

Costa  Mesa  contains  a number  of  distinct  residential  neighborhoods,  including:

Eastside

Westside

Mesa  Verde

College  Park

5) North Costa Mesa/Mesa  Del Mar/Halecrest  Hall of Fame

6) Bristol/Paularino

7) South Coast/Wimbledon  Village

;A'J  !i'e

a

Mesa Verde residential  neighborhood  with  a mixhrre  of  single-family  and multi-family

units,  as  well  as parks  and  schools.

Opportunity  for  new  large-scale,  single-family  development  is limited  due  to  the  built-out  nature  of  the

City's  residential  areas  and limited  acreage  of  vacant  land.  The  accelerated  demand  for  suburban  homes

experienced  in the  mid-1950s  and 1960s  resulted  in the  conversion  of  thousands  of  agricultural  acres  to

large  single-family  housing  tracts.  Single-family  residential  construction  primarily  consists  of infill

development,  particularly  in Eastside  and Westside  Costa  Mesa.  From  2012  to 2016,  new  small  lot

su  ivisions  n ap  in mu  mi  zones  in  astsi  e sta Mesa.  Medium-  and  High-Density

Residential  land  uses account  for  17  percent  of  the  net  acreage.  Medium-Density  Residential  areas  are

distributed  throughout  the  City.  High-Density  neighborhoods  are  clustered  around  Orange  Coast  College,

along  Mesa  Verde  Drive  East,  along  Adams  Avenue,  around  Vanguard  University,  in the  northeast  portion

of  the  South  Coast  Metro  area,  in Downtown,  and  in the  southeast  portion  of  the  City.  In addition,  the

Housing  Element  identifies  where  future  housing  opportunities  are appropriate  throughout  the  City.

These  sites  are  identified  in the  sites  inventory  of  the  Housing  Element.

C o s t a M e s a G e n e r a l Pla  n l L U - 5
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L a n d  U s e E l e m e n t

Because  many  residential  units  were  constructed  prior  to City  incorporation,  particularly  on the  Eastside,

existing  residential  densities  in the Medium-  and High-Density  land  use designations  may  exceed  the

currently  allowed  number  of  dwelling  units  per  acre.

Commercial  Uses

Costa  Mesa  contains  seven  commercial  corridors:  1) South  Coast  Corridor  2) Bristol  Street  Corridor,  3)

Harbor  Boulevard  Corridor,  4) East 17th  Street  Corridor,  5) North  Newport  Boulevard  Corridor,  6) South

Newport  Boulevard  Corridor,  and 7) West  Igth Street  Corridor.  Established  commercial  land uses

encompass  9.6  percent  of  the  land  area,  or  770  acres.

Costa Mesa Downtown  and The Triangle  consists of a mixture of

neighborhood  and communi'ff-serving  comrnercial  uses.

South  Coast  Plaza,  located  along  the  Bristol  Street  Corridor,  contains  the  largest  single  concentration  of

retail  uses  in the  City  and  accounts  for  30 percent  of  the  commercial  square  footage;  the  adjacent  Town

Center  area  accounts  for  nearly  20 percent  of  the  area  planned  for  office  space  throughout  the  City.

The  Harbor  Boulevard  commercial  corridor  accounts  for  almost  one-third  of  the  City's  commercial  land.

Businesses  along  the  boulevard  account  for  40 percent  of  the  City's  total  retail  sales,  indicating  that  Harbor

Boulevard"s  trade  area is of a regional  scale.  The major  factor  for  this  is the concentration  of  auto

dealerships  on Harbor  Boulevard.

The  92-acre  East 17th  Street  commercial  corridor  contains  a variety  of  commercial  uses,  including  retail,

service,  and  office.  The  area  generally  serves  local  residences  and  businesses.

Major  retail  centers  other  than  South  Coast  Plaza include  the  CAMP,  the  LAB Anti-Mall,  South  Coast

Collection  (SOCO),  Metro  Pointe,  and  The  Triangle.  Each offers  its own  unique  mix  of  shopping  and  dining

experiences,  as well  as entertainment  for  the  residents  of  Costa  Mesa  and  Orange  County  at large.

L U - 6 l C o s t a M e s a G e n e r a I Pla  n
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L a n d  U s e E l e m e n t

Industrial  Uses

Established  industrial  land uses encompass  approximately  10.5  percent  of land and are primarily

concentrated  in three  major  districts:  The  Westside  District,  the Airport  Industrial/Business  Park District,

and  the  Harbor  Gateway  District.

The  Westside  District  is the  City's  oldest  industrial  area;  it covers  approximately  312  acres  and  represents

82.5  percent  of  land  area  designated  for  Light  Industrial.  The remaining  17.5  percent  of  Light  Industrial

uses  are located  in areas  along  Baker  Street.  Light  Industrial  uses consist  of small  manufacturing  and

service  industries,  as well  as larger  industrial  operations.

The Westside  District  contains  several  large  manufacturing  firms  and a high percentage  of smaller

industrial  operations,  frequently  in multi-tenant  structures.  The  Southwest  District  is one  of Costa  Mesa"s

major  employment  centers,  providing  about  one-fourth  of  all local  manufacturing-related  jobs.

The  390-acre  Airport  Industrial  Area  is a component  of  the  much  larger  Irvine  Business  and Industrial

Complex,  which  extends  into  the  cities  oflrvine  and  Tustin.  This  area  is characterized  by large  parcels  and

wide  landscaped  building  setbacks.  Several  firms  have  located  their  main  or  regional  headquarters  in the

area  and  are  often  the  single  tenants  in large  structures.

The Airport  industrial/  Business  Park  District  includes  a concentration  of  industrial

office, and commercial  uses.

Industrial  space  directly  adjacent  to John  Wayne  Airport  provides  opportunities  to airport-related

industries.  Some  of  these  properties  include  hangars  with  access  to the  runway.

The  323-acre  Harbor  Gateway  District  is an Industrial/Business  Park located  within  the north  part of Costa

Mesa,  northeast  of  1-405  and  the  Santa  Ana  River.  This  district  is a part  of  a largerindustrial  area  extending

northward  into  the  city  of  Santa  Ana.  The primary  users  of  this  industrial  area  are large  single-tenant

manufacturing  firms  and  corporate  offices.  Included  within  this  district  is a 14.5-acre  portion  of  the Home

Ranch  area  property  and the  unique  "lifestyle"  South  Coast  Collection  (SOCO)  shopping  center.  SOCO

includes  over  300,000  square  feet  of  design  showrooms,  creative  studios,  specialty  retail  and  food  stores,

C osta  M es a G e n eral  Pla  n l L U - 7
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L a n d U s e E l e m e n t

a weekly  farmers"  market,  and  outdoor  gathering  spaces.  The  QC Mix,  located  in SOCO,  is a marketplace

for  gourmet  foods,  coffee,  wine,  and  over  30 owner-operated  retail  and  specialty  shops  under  one  roof.

Public/Institutional,  Golf  Course,  and Fairground  Uses

The Public/Institutional  designation applies to publicly and privately owned properties that provide

recreation,  open  space,  health,  and educational  opportunities,  as well  as uses that  provide  a service  to

the  public.

A major  land  acquisition  by the  State  in 1950  was  responsible  for  the  public  ownership  of  the  Costa  Mesa

Golf  Course  and  Country  Club  and  Fairview  Park.  In 1950,  750  acres  were  acquired  for  a State  institution.

In 2015,  the  Fairview  Developmental  Center  occupied  114  acres  of  the  original  750-acre  site.  Acquisitions

by  the  City  and  County  have  expanded  this  area  to include  the  County's  Talbert  Regional  Park  adjacent  to

the  Santa  Ana River  and  the  City's  adjoining  Canyon  Park.  See Table  LU-1:  Public  and  Institutional  Land

Acquisitions,  for  various  public  and  institution  uses  government  land  acquisitions.

A total  of 1,263.4  acres are designated Public/Institutional.  When combined with the Costa Mesa Golf

Course  and  Orange  County  Fair  & Event  Center,  these  uses  constitute  25 percent  of  the  planning  area.

This  high  percentage  of  land  area  designated  for  public  and institutional  use primarily  reflects  past  and

current  use by various  governmental  agencies:  The  Santa  Ana Army  Air  Base during  World  War  II, the

original  750-acre  land  acquisition  by the  State  of  California,  and  land  acquisitions  by the  City  and  Orange

County.

Orange  Coast  College,  founded  in 1947,  includes  over  SO academic  program  areas and

over  50  career  and  technical  programs.

The  golf  course  designation  includes  the  Mesa  Verde  and  Santa  Ana  Country  Clubs  (both  private)  and the

City-owned  Costa  Mesa  Golf  Course  and Country  Club.  The  Fairgrounds  property  includes  the  150-acre

Orange  County  Fair  & Event  Center,  which  is owned  by the  32"d District  Agricultural  Association,  a State

special-purpose  district  in the  Division  of  Fairs  and  Expositions  of  the  California  Department  of  Food  and

Agriculture  formed  in 1949.  Its board  is appointed  by the  Governor  of  California.

L U - 8 l C o sta  M e s a G e n e r al P la  n
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L a n d  U s e E l e m e n t

Table  LU-I:  Public  and  Institutional  Land  Acquisitions

Santa Ana Army  Air Base Orange  Coast  College,  Costa Mesa High School,  Davis

750-acre  land (1950)

Middle  School,  Presidio  Elementary  School,  TeWinkle

Park, the  National  Guard  Armory,  Orange  County

Fairgrounds,  Jack R. Hammett  Sports  Complex,  Civic

Center  Park, City Hall, and Vanguard  University

Costa Mesa  Golf  Course  and Country  Club and

Fairview  Park, Fairview  Developmental  Center  (see

Multi-Use  Center  designation)

City and County  expansion Talbert  Regional  Park and Canyon  Park

Table  LU-2:  Established  Land  Uses (2015),  summarizes  the  existing  land  uses in Costa  Mesa  that  were

surveyed  in 2015,  including  number  of  acres,  residential  units,  building  square  feet,  hotel  and motel

rooms,  and estimated  employees.

Orange  Coast  College  Vision  2020  Facilities  Master  Plan

Costa  Mesa  is home  to Orange  Coast  College,  which  is one  of three  colleges  in the  Coast  Community

College  District.  Orange  Coast  College  is located  at 2701  Fairview  Road in the  central  portion  of Costa

Mesa.  The  District  has been  involved  in preparing  the  Orange  Coast  College  Vision  2020  Facilities  Master

Plan,  which  involves  construction  of  new  academic,  administrative,  residential,  and parking  facilities  on

the  campus.  In November  2015,  the  Coast  Community  College  District  Board  of  Trustees  approved  the

Final  Orange  Coast  College  Vision  2020  Facilities  Master  Plan  Program  EIR.

The  proposed  Master  Plan involves  following  improvements:

Renovation  of  two  existing  buildings,  totaling  approximately  54,000  assignable  square  feet  (ASF)

and demolition  of  approximately  200,900  ASF.

A new  planetarium  and  an 818-bed  student  housing  project  would  be added  to  the  campus;  the

proposed  project  would  also  involve  improvements  to the  pedestrian  circulation  network  in and

around  campus,  and  the  enhancement  of  open-space  areas  throug-h  landscape  and pedestrian

plaza  improvements.

Reconfiguration  of  existing  parking  lots  and  vehicular  entryways,  and  the  addition  of  a parking

structure  in the  Adams  Avenue  parking  lot  on campus.

C o s t a M e s a G e n e r a l Pla  n l L U - 9
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Table  LU-2:  Established  Land  Uses  (2015)

Single-Family

Multi-Family

Office

Commercial

2,314

1,402

332

770

Lodging:

Motel/Hote

Industrial 841

Public Facilities/
Institutional

Schools/Colleges

Golf

Parks/Recreation

491

525

553

592

Agriculture

Other"

Vacant  Lands

14,210

28,413

39,508

71,032

7,224,000

11,403,000

13,087,000

555,000

Motel:  2,272

Hotel:  1,877

100

24,000

23,400

1,400

27,300

6,200"

4,300

100

200

300

Total 8,042  100.O% 42,623 110,540 32,269,000 4,149 87,300a

Sources: Cky of Costa Mesa, Stantec, and MIG, 2015.
Note:

1. Net acres includes all private properl  land areas for  the entire Planning Area, excluding all public right-of-way.
2. Park  employment  is counted  under  Public  Facilities

3. Employees is calculated using building square footage and employment generation rates by land use category. Center for
Dernographic Research, California State Universi(y, Fullerton identifies 87,097 jobs for20l5  based on 2014 projections.

4. Other land uses refers to religious institutions, utilities, railroad  properties, and other classifications that are not classified
under  the  existing  land  use categories.

S. Refer to the Multi-Use Center discussion for  the Fairview Developmental Center site.
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Table  LU-3:  Land  Use  Designations  (2015)
PGPA-24-02  Adopted  August  5 2025

Residential'

Low-Density  Residential _<8 du/ac

hi  /ii

2,087.4 0.8 2,088.2

Medium-Density  Residential x  1 a) A i  i  /  -i y OI_O  I II O(_CI  I
_% 1  L u  u  /  d  L IN//-l O)0.1 1.1 OJ).1

High-Density  Residential'2 _<20 du/ac 866.12 2.912 869.03

25.9%

10.7%

10.8%

Commercial-Residential __<17.4 du/ac

0.20/High  Traffic

0.30/Moderate  Traffic

0.40/Low  Traffic

47.9 0.0 47.9 0.6%

Neighborhood  Commercial _<20 du/ac

0.15/High  Traffic

0.25/Moderate  Traffic

0.35/Low  Traffic

0.75/Very  Low Traffic

40.3 0.2 40.5 0.5%

General  Commercial _<20 du/ac

0.20/High  Traffic

0.30/Moderate  Traffic

0.40/Low  Traffic

0.75/Very  Low Traffic

599.82 8.5 608.32 7.5%

Commercial  Center' _<20 du/ac

0.25/High  Traffic

0.35/Moderate  Traffic

0.45/Low  Traffic

0.75/Very  Low Traffic

117.18 0.3 117.48 1.5%

Urban Center  Commercial3 20 to 80 du/ac N/A" 59.74 66.6 126.34 1.6%

Cultural  Arts  Center" Varies" 1.77' 57.3 0.0 57.3 0.7%

Regional  Commercial _<20 du/ac 0.652/0.89' 147.9 0.0 l47.g 1.8%

Industrial  Park _<20 du/ac

0.20/High  Traffic

0.30/Moderate  Traffic

0.40/Low  Traffic

0.75/Very  Low Traffic

630.13 2.4 632.53 7,9%

Light lndustrial6 _<20 du/ac

0.15/High  Traffic

0.25/Moderate  Traffic

0.35/Low  Traffic

0.75/Very  Low Traffic

374.2 4.0 378.1 4.7%

Public and Institutional 0.25 1,263.2 0.3 1,263.4 15.7

Golf  Course _<0.01 553.7 0.0 553.7 6.9%

Fairgrounds _<o.lO 150.0 0.0 150.0 1.9%

Multi-Use  Center 15 to 25 du/ac 0.25 102.6 0.0 102.6 1.3%

Totals 7,955.6 87.1 8,042.4 100%

Notes:'  ResidentialdensifflmayexceedthoseidentifiedwithinTableLU-3toaccomrnodatethedensiooofsitesidentifieda;housingoppcrtunifflsites
within the sites inventory  of  the Housing Element.

1. Within the Medium and High Dens% Residential designation, existing residential units lega% built  in excess of  the dwelling units per acre
standard may be rebuilt  at the same higher denstl  subject to other zoning code standards. The allowable densky or number of  units to be
redeveloped would be limited to the 1990 General Plan dens% with a 25% incentive bonus for  Medium-Densibl  or a 50% incentive bonus for
High Dens% or the existing number of  units, whichever is less.

2. See High Dens% Residential text regarding areas in North Costa Mesa where the dens% allowance exceeds 20 units per acre. Site Specific
Densiff of  20.4 du/acre approved for  1.86-acre 38 unit  project at 1957 Newport  Blvd. and 390 Ford Road.

3. See Commercial Center, Regional Cornmercial, and Urban Center Commercial text for  site specific densUy and FAR.
4. See text for Mixed-Use Development and Curturar Arts Center provisions for  additional  discussion.
5. Varies, depends on development agreement for  site.

C o s t a M e s a G e n e r a l  Pl  a n  l L U - II
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Jobs/Housing Relationship
The  variety  and  distribution  of  land  uses  in Costa  Mesa  enable  people  to live  near  their  jobs,  to  shop  within

a reasonable  distance  from  their  homes  or  work,  to use the  City's  parks  and  recreational  facilities,  and  to

carry  out  other  daily  activities  conveniently.  Information  from  the  2010  Census  indicates  that  32 percent

of  residents  work  in the  City.  Fifty-one  percent  work  within  20 minutes  of  their  homes.  The  City  recognizes

the  importance  of  providing  both  job  and  housing  opportunities  to  reduce  vehicle  trips  and  overall,  create

a higher  quality  oflife.

Table  LU-4:  Housing,  Population,  and  Employment,  presents  historical  data  for  Costa  Mesa's  population,

number  of  housing  units,  and  employment  opportunities,  and  includes  projections  to  the  year  2040.  The

table  is based  upon  OCP-2015  Projections  and  data  from  the  U.S Census.

Table  LU-4:  Housing,  Population,  and  Employment

ma"aizr'x
Housing 40,406 40,104 42,496 43,484 54,503

Population 108,724 109,960 111,276 113,900 116,400

Employment  88,294 88,416 87,097 89,600 93,200

Sources:  l.2COOU.S.Census;2.20lOU.S.Censu'sandSCAG20l6-2040Regional('rowthForecast

by Jurisdiction  Report.; 3. Center for  Demographic  Research, California  State Universiff,  Fullerton,
2014 and SCAG 2016-2040 Regional Growth Forecast by Jurisdiction Report.; 4. Center for
Demographic  Research, California  State Univers%, Fullerton,  2022 and SCAG 2016-2040  Regional
Growth  Forecast  by  jurisdiction  Report.

LU-12 Costa  Mesa  General  Plan
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Key  Land  Use Issues

Residential Neighborhood Compatibiliff
Early  subdivisions  in Costa  Mesa  established  patterns  that  markedly  affect  the design  of current

developments.  Prior  to  the  City's  incorporation,  residential  development-particularly  in the  Eastside  and

Westside  neighborhoods-consisted  of  subdivisions  with  long,  narrow  lots.  As residential  development

occurred,  construction  on these  narrow,  deep  lots  often  took  the  form  of  subdivisions  usually  consisting

of  a row  of  detached  or  attached  residential  units  on one  side  of  the  parcel  and  the  driveway  access  for

the  residential  units  on  the  opposite  side.

In 2013,  the  Small  Lot Ordinance  was  adopted  to promote  affordable  ownership  housing  by providing

more  flexible  development  standards  and maintenance  mechanisms  for  underutilized  multi-family

residential  lots  within  the  densities  allowed  by the  General  Plan.  The  Small  Lot  Ordinance  allowed  new

homeownership  opportunities  in the  form  of  detached  single-family  residential  development  on  small  lots

with  a maximum  of  15  dwelling  units.

Promotion ofHome Ownership
According  to  the  2010  Census  data,  Costa  Mesa's  renter-occupied  units  consisted  of  58 percent  of  the

total  occupied  units,  whereas  owner-occupied  units  consisted  of42  percent  ofthe  total  occupied  units,  a

difference  of nearly  16 percent.  Most  owner-occupied  units  consist  of single-family  homes  and

condominiums,  and  the  majority  of  renter-occupied  residences  consist  of  apartments.  The  City  strives  to

improve  the  balance  of  owner-occupied  and  renter-occupied  units  to create  more  stability  in terms  of

property  maintenance  and  residents'  social  investment  in their  neighborhoods  and  the  community.

Revitalization of Commercial Districts
Although  most  of  the  issues  experienced  with  small  parcels  and narrow,  deep  parcels  are related  to

residential  development,  several  commercial  districts  face  similar  constraints.  While  large  retail

developments  like the  Triangle  have  resulted  from  lot consolidation,  smaller  commercial  lots  along

Newport  Boulevard  and  Igth  Street,  for  example,  pose  challenges  for  new  businesses  due  to  substandard

parking  facilities.  Along  the  east  side  of Newport  Boulevard,  many  small  parcels  retain  the  original

residential  structures  that  have  been  converted  to  commercial  use. Additionally,  along  Newport

Boulevard,  north  of  Igth  Street,  commercial  uses  have  more  limited  exposure  and  visibility  due  to  the  one-

way  traffic  flow  and  wide  separation  from  land  uses  to the  west.  Newport  Boulevard's  one-way  traffic

flow,  diversity  of  ownership  patterns,  and  eclectic  mix  of  uses  contribute  to  its lack  of  unity  and  identity,

which in turn  makes it difficult  to attract  new development  proposals  and/or  businesses. The City will

need  to continue  to monitor  activity  on Newport  Boulevard,  Harbor  Boulevard,  and  other  commercial

districts  with  similar  challenging  circumstances  to  determine  if  additional  adjustments  to land  use policy

and  zoning  regulations  are  needed  to  incentivize  reinvestment.

C o s t a M e s a G e n e r a l Pla  n l L U - 13
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Live/Work  Development in IndustrialAreas
The  Westside  has long  supported  an intertwined  mix  of  industrial,  commercial,  and  residential  uses.

Industrial  uses have  predominated  in this  southwest  corner  of  the  City,  including  many  that  once

supported  the  marine  industry.  In 2005,  the  City  adopted  a mixed-use  overlay  zones  within  the  Westside

and  SoBECA  Urban  Plans.  The  Urban  Plans  do not  promote  any  major  intensification  of  land  uses. The

emphasis  is on improving  the  Urban  Plan area  by providing  visual  enhancement  and  encouraging  the

development  of live/work  units or residential lots with the plan area, thereby revitalizing marginal

properties  and  creating  opportunities  for  home  ownership.  The  objectives  of  the  Urban  Plans  include:

Encourage the construction  of Live/Work Units that  combine residential and nonresidential  uses

in the  same  unit  without  exceeding  the  development  capacity  of  the  General  Plan  transportation

system.

Attract  more  residents  and merchants  by allowing  mixed-use  development  in the  form  of  a

live/work  loft, which offers first-floor  retail/office  uses and upper story living spaces in the same

unit.

Encourage  adaptive  reuse  of  existing  industrial  or  commercial  structures,  which  would  result  in

rehabilitated  buildings  with  unique  architecture  and  a wider  array  of  complementary  uses.

Stimulate  improvement  in the  Urban  Plan area  through  well-designed  and integrated  urban

residential  development  that  is nontraditional  in form  and  designed  with  flexible  open  floor  plans

and  which  complements  the  surrounding  existing  development.

Meet  demand  for  a new  housing  type  to satisfy  a diverse  residential  population  comprised  of

artists,  designers,  craftspeople,  professionals,  and  small-business  entrepreneurs.

Promote  new  type  of  urban  housing  that  would  be target-marketed  to  people  seeking  alternative

housing  choices  in an industrial  area.  An urban  loft  would  be an alternative  to  a traditional  single-

family  residence,  tract  home,  or  small-lot  subdivision.

Costa  Mesa  values  the  opportunities  the Westside  provides  to support  enterprising  industry  and

entrepreneurs.  Land  use regulations  need  to be crafted  in a way  that  furthers  economic  development  and

business  support  while  allowing  residential  development  in the  right  locations  in the  Westside.

-M-ixed-Use  Districts
The  Westside  and  South  Bristol  Entertainment  and  Cultural  Arts  (SoBECA)  areas  contain  eclectic  uses  that

have  emerged  organically.  In other  areas  of  Costa  Mesa,  including  High  Density  Residential  areas  and  the

Harbor  Mixed-Use  Overlay  District,  the  City  encourages  mixed-use  urban  environments  that  include

purposeful  combinations  of  entertainment,  retail,  office,  hospitality,  and  residential  uses. Mixed-use

development  creates  a productive  use of  space  that  adds  vitality  to urban  areas  and conserves  land

resources  by  allowing  for  shared  parking  and  public  spaces.

L U - 14  l C o s t a M e s a G e n e r a l Pla  n
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Airport  Considerations
Both  the  Federal  Aviation  Administration  (FAA)  and  the  Airport  land  Use Commission  for  Orange  County

have  concern  for  the  safety  of  air  navigation  around  John  Wayne  Airport.  Under  Part  77 of  the  Federal

Aviation  Regulations  (FAR),  the  FAA requires  notice  of  proposed  construction  in excess  of  certain  heights

which  may  affect  the  safety  of  aircraft  operations.  The  authority  of  the  FAA in these  matters  extends  only

as far  as issuing  a notice  of hazard  to air navigation;  the  FAA does  not  have  jurisdiction  to prohibit

construction.  The  issuance  of  a hazard  notice,  however,  may  adversely  affect  the  ability  of  a developer  to

obtain  financing  and  insurance.  The  FAA  standard  that  is of  most  concern  in Costa  Mesa  is the  horizontal

surface  around  John  Wayne  Airport.  This  surface  is 206  feet  above  mean  sea level  and  extends  nearly  two

miles  from  the  airport.

The  South  Coast  Plaza  Town  Center  Master  Plan (the  area  east  of  Bristol  Street  and  north  of  the  1-405)

was  approved  subject  to  the  condition  that  building  height  be limited  to  that  specified  by FAR Part  77

unless  evidence  is presented  that  the  structure  will  not  pose  a hazard  to  air  navigation  nor  interfere  with

instrument  guidance  systems.  Evidence  may  be in the  form  of  an FAA determination  of  no hazard.  A

number  ofTown  Center  structures  and  proposed  mid-rise  and  high-rise  residential  buildings  have  received

City  approval  although  they  encroach  beyond  the  established  horizontal  surface  elevation.  In all cases

obstruction  lighting  was  required  and,  in some  cases,  minor  adjustments  to seldom-used  flight  patterns

were  necessitated,  but  the  safety  of  aircraft  operations  in the  airport  vicinity  has not  been  compromised.

The  horizontal  surface  established  by  the  FAA places  restrictions  on  future  development  proposals  similar

in scale  to  the  Town  Center  buildings.  These  developments  will  also  be required  to  provide  mitigation  for

potential  hazards  to air  safety.  The  California  Public  Utilities  Code  provides  for  creation  of  countywide

commissions  to  work  towards  achieving  compatible  land  uses  in the  vicinity  of  airports.  Commissions  are

required  to formulate  comprehensive  land use  plans  which  may include  acceptable  uses, height

restrictions,  and  other  building  standards,  such  as noise  insulation.  The  Airport  Land  Use  Commission  for

Orange  County  (ALUC)  has established  a planning  area  surrounding  John  Wayne  Airport  which  sets  forth

standards  for  acceptable  land  uses  and  provides  for  review  of  development  plans  for  properties  within  its

planning  area.  The  Airport  Environs  Land  Use Plan (AELUP),  adopted  by the  Airport  Land  Use Commission,

specifies  acceptable  uses  proximate  to  the  airport.  These  are  defined  as uses  that  will  not  subject  people

-to-adverse-noise-impa-cts;-will-not-con-centrate-peo-ple-in-areas-with-high-p-otential-for-aircraft-a-ccidents,

and  will  not  adversely  affect  navigable  airspace  or  aircraft  operations.

The  AELUP for  Heliports  establishes  regulations  and  restrictions  for  the  siting  of heliports  and

helipads/helistops.  The purpose of the AELUP for Heliports is to protect the public from the adverse

effects of aircraft  noise by ensuring that heliports/helipads  are sited in areas of compatible  land use. A

heliport  is a small  airport  suitable  only  for  use by helicopters,  typically  containing  one  or  more  helipads.

A helipad  or  helistop  is a designated  area,  including  any  buildings  or  facilities,  intended  to  be used  for  the

landing and takeoff  of helicopters. Helipads/helistops  may or may not be located within heliports.
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Refueling  and overnight  maintenance  of helicopters  are permitted  on heliports  but  prohibited  on

helipads/helistops.

The  City  will  ensure  that  each  applicant  seeking  a conditional  use permit  or  similar  approval  for  the

construction  oroperation  of  a heliport  or  helistop  complies  fully  with  the  State  permit  procedure  provided

by  law  and  with  all conditions  of  approval  imposed  or  recommended  by the  FAA, by the  Airport  Land  Use

Commission for Orange County (ALUC), and by Caltrans/Division of Aeronautics. This requirement shall be

in addition  to  all other  City  development  requirements.

The  City  will  also  ensure  that  development  proposals  includingthe  construction  oralteration  of  a structure

more  than  200  feet  above  ground  level,  reference  North  American  Vertical  Datum  1988  (NAV88),  must

fully  comply  with  procedures  provided  by Federal  and  State  law,  including  with  the  referral  requirements

of  the  ALUC,  and  filing  a Notice  of  Construction  and  Alteration  (Form7460-1).  This  requirement  shall  be in

addition  to  all  other  City  development  requirements.

LandAvailabiliff
As of  2015,  of  the  8,042  net  acres  in the  City  of  Costa  Mesa,  only  87.1  acres-or  1.1  percent-were  either

vacant  or  support  agricultural  production.  The  agricultural  uses  are  temporary,  as the  lands  are  entitled

for development by the North Costa MesaSpecific Plan. Thus, new development will take the form ofinfill

development,  particularly  on underutilized  sites.  The  primary  challenge  for  land  use planning  will  be to

determine  the  best  use  and  development  approach  for  remaining  infill  properties.  A second  challenge  will

be to  guide  re-use  of  aging  commercial  properties  for  long-term  community  and  property  owner  benefit.

Sustainable  DevelopmentPractices
Costa  Mesa  residents  recognize  the  relationship  between  the  use of  resources  to  fuel  a vibrant  community

(energy,  water,  air,  and  land)  and  unsustainable  energy  consumption  can have  long-term  environmental

consequences.  Both  the  federal  and  State  governments  have  established  laws  aimed  at environmental

protection  and  enhancement,  and  many  of these  regulations  are  being  implemented  through

development  practices  that  are far  more  sustainable  than  practices  of  a generation  ago.  The  Orange

County  region  historically  has had  an imbalance  of  land  uses  (availability  of  high  paying  jobs,  but  shortfall

of  affordable  housingl)  and  roadway  infrastructure  primarily  dedicated  to  the  automobile.

These  historical  development  patterns  and  practices  have  adversely  affected  Costa  Mesa  in terms  of

traffic  congestion,  high  housing  costs,  increased  air  pollution,  and  disproportional  impacts  on the  young,

elderly,  and  disabled.  While  many  laws  require  the  City  to  adopt  new  ways  of  planning  and  conducting

I The New  Economy  and  Jobs/Housing  Balance  in Southern  California.  Southern  California  Association  of
Governments,  April  2001.
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day-to-day  operations-such  as the  Global  Warming  Solutions  Act  of  2006  (AB  32)  and  Executive  Order  S-

3-052-the  City  has  broad  latitude  to  establish  local  procedures  and  practices  foraddressing  sustainability.

2 The  Global  Warming  Solutions  Act  of  2006  (AB 32) and  Executive  Order  S-3-05  set  a target  to reduce  California's

greenhouse  gas emissions  to 1990  levels  by year  2020  and  by 80 percent  below  the  1990  levels  by year  2050.
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Land  Use  Plan
The  Land Use  Policy  Map  (Figure  LU-3) presents  a pictorial  representation  of the  land use and

development  policies  set  forth  in this  element.  The  colored  land  use designations  indicate  the  type  and

nature  of  development  allowed  on all properties  within  the  City  of  Costa  Mesa  and  its  sphere  ofinfluence.

The  map  shows  16  land  use designations  and  six overlays  that  largely  reflect  long-established  land  use

patterns  and  development  intensities,  with  the  overlays  indicating  where  targeted  efforts  are  planned  to

encourage  reuse  and revitalization.  The  City  will  use the  land  use designation  descriptions  and  the  trip

budget  limitations  described  below-together  with  the  Land Use  Element  Goals,  Objectives,  and

Policies  -to  evaluate  proposed  development  and land  use projects.  General  Plan users  are advised  to

refer  to all components  when  evaluating  proposed  development  and improvement  projects.

Density/Intensity  and Trip  Budgets
Density  and  intensity  are  quantitative  measures  used  to describe  how  much  development  may  occur  on

a property.  The City will use both density/intensity  and the trip  budget  metric  to determine  the carrying

capacity  of  each  individual  property  or  group  of  properties.

Densiff
The  term  density  applies  to residential  uses  and refers  to the  development  and population  capacity  of

residential  land. Density is described  in terms  of dwelling  units per acre of land (du/ac).

Floor-area  Ratio

For nonresidential  land  use categories,  the  term  intensity  is used.  Development  intensity  refers  to the

amount  of  development  on a parcel  of  land  orlot  based  on building  characteristics  such  as building  height,

bulk, floor-area  ratio, and/or  percent  of lot coverage.  The  development  intensity  standard  used for most

non-residential  development  is floor-area  ratio  (FAR),  which  is the  ratio  of  the  total  gross  floor  area  of  all

buildings  on a lot  to the  total  area  of  the  lot.  For example,  a 21,780-square-foot  building  on a 43,560-

square-foot  lot  (one  acre)  yields  an FAR of  o.so. A O.50 FAR allows  a single-story  building,  which  covers

half  the  lot,  or  a two-story  building  with  reduced  lot  coverage.  Figure  LU-2  illustrates  an example  of  density

and  FAR.
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Figure  LU-2:  Density  and  Floor-area  Ratio
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The  determination  of  development  density  orintensity  at  which  a proposed  project  can  occuris  a function

of: 1) General  Plan policies  intended  to maximize  public  safety,  achieve  high-quality  site  planning  and

design,  retain  significant  natural  resources,  and  ensure  compatibility  between  uses;  and  2) development

standards  contained  in the  Zoning  Code,  public  works  standards,  and  other  regulations.

Trip  Budgets

Building  intensity  can also be measured  by the  traffic  impacts  generated  by a particular  development.

Because  of  the  potential  for  significant  traffic  generation  from  major  site  developments,  trip  budgets  are

established  to regulate  development  in terms  of  both  building  intensities  and  trip  generation.  Proposed

development  intensity  with  traffic  generation  allows  the  allocation  of  development  based  on current  and

The  trip  budget  is expressed  in terms  of  morning  (A.M.)  and  afternoon  (P.M.) peak-hour  traffic  volumes.

The  trip  budget  for  each  of  the  major  land  use  designations  is based  upon  the  land  use trip  rates  and  FAR

standard  used  in the  Costa  Mesa  Traffic  Model.

The  allowable  FAR and  trip  budget  are  applied  on a project-planning  rather  than  parcel-specific  basis.  This

approach  allows  for  consideration  of  multi-phased  or  multi-lot  projects  as a whole  development  rather

than  individual  pieces  of  the  whole.  Graduated  FAR standards  divide  nonresidential  uses  into  four  broad
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categories  based  upon  traffic  generation  characteristics,  as shown  in Table  LU-5:  Nonresidential  Maximum

Floor-area  Ratios.

Trip  Budget  Transfers

The  trip  budgets  established  at the  Traffic  Analysis  Zone  (TAZ)3  level  in the  Costa  Mesa  Traffic  Model  can

be combined  or  transferred  between  TAZs  in a specified  area  of  the  City  and under  certain  conditions  to

account  for  large  planned  developments  which  contain  multiple  TAZs.  Likewise,  trips  can be combined  or

transferred  between individual  parcels within  single TAZs. Combinations  and/or  transfers  shall only be

allowed  for  projects  which  meet  the  following  conditions:

The combination  and/or  transfer  of trips  shall  only  be allowed  in the  area  of  the  City  that  is north

of  1-405  and  east  of  Harbor  Boulevard,  and  shall  be limited  to parcels  within  a one-mile  radius  of

each  other.

Trip  budget  transfers  shall  be evaluated  in the  review  and  approval  of  a planned  development  or

master  plan projects.  Sufficient  conditions  of  approval  shall  be applied  to the  master  plan  or

development  plan  to  ensure  long-range  control  over  subsequent  phases  of  development.

The  combination  and/or  transfer  of  trips  shall  not  result  in any  greaterimpacts  on the  surrounding

circulation  system  than  would  occur  if each  Traffic  Analysis  Zone  was  developed  independently.

For the combination  and/or  transfer  of trips between  TAZs,  such combination  and/or  transfer  of

trips  shall not  exceed  the  total  trip  budget  of all parcels  involved  if each were  developed

independently  according  to the  floor-area  ratio  and  trip  generation  rates  provided  herein.

The combination  and/or  transfer  of trips  shall  not  allow  development  intensities  which  result  in

abrupt  changes  in scale  or intensity  within  the  project  or  between  the  project  and  surrounding

land  uses.

Approval  of  the  master  plan  or  development  plan  shall  be conditioned  to  ensure  compliance  with

the above  criteria  and to preclude  future  over-development  on portions  of the project  or

properties  from  which  trips  were  transferred.

Trip  budget  transfers  shall  be recorded  against  the  properties.

3 Traffic  analysis  zones (TAZs) are the  basic  geographic  unit  for  inventorying  demographic  data  and land use within

a study  area.
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Table  LU-5:  Nonresidential  Maximum  Floor-Area  Ratios

Commercial  Residential

Neighborhood  Commercial

General  Commercial

Commercial  Center

Regional  Commercial"

Urban  Center  Commercials

Multi-use  Center

Light  Industry

Industrial  Park

Public/Semi-Public

Fairgrounds

NA  O.40  0.30  0.20

0.75  0.35  0.25  0.15

0.75  0.40  0.30  0.20

0.75  0.45  0.35  0.25

0.652/0.89

0.60  0.50

0.25 for public/institutional  uses

0.75  0.35  0.25  0.15

0.75  0.40  0.30  0.20

0.25  and  O.01  for  golf  courses

Notes:

1.

2.

3.

4.

S.

6.

For commercial designations, high traffic uses generate more than 75 daily  trip ends per I,000 square feet
of gross floor  area. For industrial  designations, high traffic  uses generate more than 15 daily trip ends per
1,000 square feet ofgross floor  area.
For commercial designations, moderate traffic  uses generate between 20 and 75 daily trip ends per 1,000
square feet of  gross floor  area. For industrial  designations, moderate traffic uses generate between 8 and
15 daily trip ends per 1,000 square feet ofgross floor  area.
For commercial designations, low traffic uses generate between three and 20 daily trip ends per 1,000
square feet of  gross floor  area. For industrial  designations, low traffic uses generate between three and
eight daily trip ends per 1,000 square feet of  gross floor  area.
For commercial and industrial  designations, very low traffic  uses generate less than t}iree daily  trip ends
per 1,000 square feet of  gross floor  area.
Maximum  FAR standards  in the Regional  Comrnercial  and  Urban  Center  Commercial  designations  shall

be further  limited by the maximum ,4.M. peak hour and P.M. peak hour trip budget as established in the
General Plan, North Costa Mesa Specific Plan and One Metro West Specific Plan, as applicable.
Site-specific FAR standards are separately established for  the Home Ranch site, LA Times site and One
Metro WestSpecific Plan.
This table does notspecify  FAR standards as allowed in mixed-use overlay zones.
The FAR standards related to trip generation rnay be modified to accommodate the residential site
capac%, or densil, of sites identified as housing opportuniff  sites within the sites inventory of the
Housing Element, butstill  apply to a commercial component of a development project.

Land  Use  Designations

The Land Use Policy Map (Figure  LU-3) graphically  represents  General  Plan goals and policies.  The

following  land use designations  correspond  to the  categories  shown  on the Land Use Policy  Map.  See

Table  6: Land  Use Density  and  Intensity  Summary,  for  a summary  of  the  land use residential  densities  and

commercial  intensities.  The Land Use Element  contains  16 land use designations  and six overlays  as

follows.

Residential  Designations
Costa Mesa's  residential  designations  are divided  into  Low-Density,  Medium-Density,  and High-Density

Residential.
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Low-Density  Residential

Low-Density  Residential  areas  are intended  to accommodate  detached  single-family  residences.  Other

housing  types  include  attached  housing  that  provide  a greater  portion  of  recreation  or  open  space  than

typically  found  in multi-family  developments  and clustered  housing  which  affords  the  retention  of

significant  open  space.  Low-Density  Residential  AREAS  are intended  to accommodate  outdoor  living

activities  (front  yards  and backyards)  in open  space  adjacent  to dwellings.  To avoid  land  use conflicts,

these  areas  should  be located  away  from  or  protected  from  the  more  intense  nonresidential  areas  and

major  travel  corridors.
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Table  LU-6:  Land  Use  Density  and  Intensity  Summaiy

Residential'

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

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

High-Density  Residential8' 20 du/ac 50 p/ac

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

Neighborhood  Commercial 50 p/ac 0.15  to O.75 FAR 27 e/ac

General  Commercial 50 p/ac 0.20  to O.75 FAR 27 e/ac

Commercial  Center'4 50 p/ac 0.25  to O.75 FAR 27 e/ac

Urban  Center  Commercial2 660
20 du/ac

80 du/ac
50 to 210 p/ac 0.48  to O.79 FAR 27 e/ac

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

Regional  Commercial5' 50 p/ac 0.652  to O.89 FAR 53 p/ac

Industrial  Park 50 p/ac 0.20  to O.75 FAR 58 e/ac

Light  Industrial 50 p/ac 0.15  to  O.75 FAR 58 e/ac

Public  and Institutional 0.25 FAR 44 e/ac

Golf  Course 0.01 FAR

Fairgrounds 0.10 FAR 14 e/ac

Multi-Use  Center"
582 6 du/  ac

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

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

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

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

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

within  the  sites  inventorvNotes:  '  The maximum  densrty may  exceed  those  iden  a

of the Housing Element. FAR may (7/50 be modified  to realize the site capacity identified  within the sites inventory.
1.  Increase in FAR from I.OO to 1.25 may be allowed  for  mixed-use plans exhibiting desrgn excellence.
2. Refer to the North Costa Mesa Specific Plan for  detailed density/intensity  and trip budgets for  specific srtes.
3. The Home Ranch site has a site-specific FAR of O.64 for  office development; residential  development  is not permrtted  due to the site-specific

FAR.

4. For the L4 Trmes site, 0.54 FAR applies to commercial  development  and O.64 applres to office development.
5. Residential development  is not permitted  due to the site-specific FARs.
6. South Coast Plaza, west of Bear Street has a O.89 FAR and east of Bear Street has a O.652 FAR.
7. Of the 582 units, 332 would be designated at 40 du/ac that  may be allowed at the Shannon Mountain's  site within the Fairview Development

Center.

8. The 38-umt  residential  project  at 1957 Newport Blvd. and 390 Ford Road has a Site Specific Density of 20.4 du/acre.
9. The One Metro  West Specfrc Plan has a site-specdic FAR of 2.22 and density of 80 dwelling umts per acre. Refer to Specific Plan text for

further  information.
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Costa  Mesa  contains  seven  distinct  residential  neighborhoods:  1)  Eastside,  2) Westside,  3) Mesa  Verde,  4)

College Park, 5) North Costa Mesa/Mesa Del Mar/Halecrest  Hall of Fame, 6) Bristol/Paularino,  and 7)

South  Coast/Wimbledon  Village.  These  existing,  stable  single-family  neighborhoods  should  be preserved

and  maintained.  The establishment  of  attached  or  clustered  housing  through  the  planned  development

concept  can be allowed  in appropriate  Low-Density  Residential  areas  as a means  to encourage  the

consolidation  of  parcels  or  to make  more  efficient  use of  larger  parcels.

Nonresidential  uses that  complement  and serve  the  surrounding  residential  neighborhood  are also

appropriate  within  this  designation.  These  uses typically  include  schools,  parks,  religious  institutions,

libraries,  and  other  public  facilities.

Medium-Density  Residential

The  Medium-Density  Residential  designation  isintended  to  support  single-and  multi-family  developments

with  a density  of  up to 12  units  to the  acre.  The  12  units  to  the  acre  standard  can be exceeded  for  legal,

nonconforming  Medium-Density  Residential  lots  between  6,000  and  7,260  square  feet  in size  that  existed

as of March  16,  1992,  or  any  sites  identified  as a housing  opportunity  site  in the  sites  inventory  of  the

Housing  Element.

The  12  dwelling  units  per  acre  standard  is exceeded  by approximately  53 percent  of  the  existing  Medium-

Density  development.  Existing  nonconforming  units  that  are  voluntarily  demolished  may  be rebuilt  to  the

same  existing  density,  subject  to other  standards  of  the  zoning  code  and the  following:  The  allowable

density  or  number  of  units  to be redeveloped  is limited  to the  General  Plan density  plus  a 25 percent

density  incentive  bonus  or  the  existing  number  of  units,  whichever  is less. Because  of  the  location  and

intensity  of  development,  Medium-Density  Residential  areas  are also  appropriate  for  quasi-residential

uses such  as convalescent  hospitals  and private  residential  care.  Schools,  religious  institutions,  parks,

libraries,  and  related  public  facilities  are  also  appropriate.

Complementary  commercial  uses within  this  designation  may  be allowed  in planned  development

projects,  provided  the  commercial  uses  will  have  FARs that  are  the  same  as the  Neighborhood  Commercial

land  use designation.

High-Density  Residential

Areas  designated  as High-Density  Residential  are intended  for  residential  development  with  a density  of

up to 20 units  to the  acre  with  some  exceptions,  as described  in this  section,  or  any  sites  identified  as a

housing  opportunity  site  in the  sites  inventory  of  the  Housing  Element.  Density  bonuses  shall  be granted

by the  City  when  a project  is designed  to provide  housing  for  individuals  and  families  with  specialized

requirements  (e.g.,  senior  citizens,  disabled,  very-low,  low-income,  and moderate  income  households

with  needs  not  sufficiently  accommodated  by conventional  housing)  or  provide  other  facilities  or  land  as

required  by State  law. The  City  may  also  grant  additional  incentives  or  concessions  pursuant  to  State  law.
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Sakioka  Lot 2, a 41-acre  parcel  located  in the  Town  Center  area  of  the  City  adjacent  to Anton  Boulevard

(Area  8 of  the  North  Costa  Mesa  Specific  Plan),  is an identified  opportunity  site  within  the  sites  inventory

of  the  Housing  Element  and  its overall  density  limit  is identified  in the  Housing  Element.

The  two-acre  property  at 580  Anton  Boulevard  in the  Lakes  Area  (Area  5 of  the  North  Costa  Mesa  Specific

Plan) has a site-specific  density  of 125 units/acre.  This equates  to a maximum  of 250 units on the site,

with an approximate  building  height  of 26 stories. Additionally,  a resident-serving  commercial/retail  use

component  is permitted,  provided  that  minimal  traffic-generation  characteristics  of  this  retail  component

can be demonstrated  in review  and  approval  of  a master  plan.  Additional  development  standards  for  this

planned  development  are contained  in the  North  Costa  Mesa  Specific  Plan.

A three-acre  property  at 3350  Avenue  of  the  Arts  is located  north  of  Anton  Boulevard  along  the  east  side

of  Avenue  of  the  Arts  in The Lakes  area  (Area  5 of  the  North  Costa  Mesa  Specific  Plan). The  following

standards  have been established:  (1) A site-specific  density  of a maximum  44 units/acre  for a mixed-use

development  comprised  of a boutique  hotel  and high-rise  residential  building  and (2) a maximum

nonresidential  mixed  use FAR of 2.12,  which  includes  the hotel  use and ancillary  commercial  uses.

However,  subject  to comparable  traffic  generation  characteristics,  the  North  Costa  Mesa  Specific  Plan

contains  provisions  allowing  development  flexibility  related  to the  maximum  overall  development  of

dwelling  units, hotel rooms, and resident-serving  retail/commercial  uses. Additional  development

standards  for  this  planned  development,  including  maximum  allowable  building  height  and mix of

dwelling  units  and  hotel  rooms,  are  contained  in the  North  Costa  Mesa  Specific  Plan.

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

established  for  a 4.17-acre  site  at 125  East Baker  Street.  The project  featured  a five-story,  240-unit

apartment  building  and  six-story  parking  structure.

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

The  approved  project  involved:  (1) Change  of  the  land  use designation  from  General  Commercial  to High

Density Residential; (2) site-specific  base density  of 40 du/acre  with a development  incentive  for an

additional  58 dwelling  units, for an overall  site-specific  density  of 54 du/acre;  (3) site-specific  building

height  for  a five-level  parking  structure.  Rezone  R-14-04  from  Cl  (Local  Business  District)  to PDR-HD

(Planned  Development  Residential  -  High  Density)  was  also  approved.  Based  on a Settlement  Agreement

executed  on June  21, 2018,  the  project  was  modified  to maximum  200 units  including  nine  very  low-

income  units  subject  to  a fifty-five  year  restrictive  covenant.

In 2021,  the  City  Council  approved  the  One  Metro  West  project  which  is a mixed-use  development  on a

15.23-acre  property  located  at 1683  Sunflower  Avenue.  The  approval  included  the  following  entitlements:

general plan amendment  (GP-20-01), rezone (R-20-01), specific plan (SP-20-01), master  plan (PA-19-19i

and  Tentative  Tract  Map  No.  19015  (T-19-01).  The  land  use plan  for  One  Metro  West  depicts  the  following:

three  multi-family  residential  structures  with  1,057  multi-family  residential  units  and  associated  amenities
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including  parking  structures  within  a base  building  height  of  seven  stories;  one  25,000  square  foot  creative

office  building;  6,000  square  feet  of  supporting  special  retail  uses;  a 1.5  acre  open  space;  two  off-site

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

south  side  of  Sunflower  Avenue  north  of  the  South  Coast  Collection  retail  center.

In order  to  encourage  the  development  of  additional  residential  ownership  opportunities  in the  Westside,

the  City  Council  designated  an overlay  area  by adoption  of  the  Mesa  West  Residential  Ownership  urban

plan.  For existing  developments  that  exceed  20 dwelling  units  per acre,  the Mesa  West  Residential

Ownership  urban  plan  may  allow  redevelopment  of  residential  projects  to existing  densities,  provided

that  certain  development  standards  are  met  for  encouraging  ownership  housing.

In the High-Density  Residential  designation,  existing  non-conforming  developments  that  are voluntarily

destroyed  may  be rebuilt  to the  original  density  subject  to other  standards  of  the  zoning  code  and  the

following:  The  allowable  density  or  number  of units  to be redeveloped  would  be limited  to the  General

Plan density  plus  a 50 percent  density  incentive  bonus  or  the  existing  number  of  units,  whichever  is less.

High-density  areas  should  be located  in proximity  to transportation  routes,  especially  those  served  by

public  transit,  and also  within  convenient  distances  to shopping  and employment  centers.  Although

proximity  to the  above  uses and transportation  routes  often  results  in a residential  development  being

subject  to  adverse  impacts,  High-Density  Residential  development  can be less susceptible  to impacts  than

lower  densities  if visual  and  acoustical  shielding  techniques  are  incorporated  into  the  project.

In addition  to  the  above  locational  preferences,  viable  high  density  development  is also  dependent  upon

site  characteristics.  A site  should  be of  appropriate  size and  dimension  before  the  higher  densities  within

this  designation  are  allowed.

Because  of their  location  and  intensity  of development,  High-Density  Residential  areas  are  also

appropriate  for  quasi-residential  uses  (e.g.,  convalescent  hospitals).  Schools,  religious  institutions,  parks,

libraries,  and  related  public  facilities  are also  appropriate.

Complementary  commercial  uses within  this  designation  may  be allowed  in planned  development

projects,  provided  that  the  commercial  uses will  have  FARs that  are the same  as the  Neighborhood

Commercial  land  use designation.

Mixed-use  development  projects  are  intended  to provide  additional  housing  opportunities  in the  City  by

combining  residential  and  nonresidential  uses  in an integrated  development.  Additionally,  this  type  of

development  is intended  to revitalize  areas  of  the  City  (such  as the Westside)  without  exceeding  the

capacity  of  the General  Plan transportation  system.  Mixed-use  developments  shall  be implemented

through  an adopted  urban  plan  (such  as the  19  West  Urban  Plan),  or  an adopted  Specific  Plan,  and  shall

be identified  on the  Zoning  Map  by designating  either  the  R2-HD  and R-3 base  zoning  districts  with  the

mixed-use  overlay district,  or by designating  a site with "iSP)". The mix of uses can occur in either  a
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vertical  or  horizontal  design,  up to  four  stories  in height.  Product  types  shall  be identified  in the  applicable

urban plan and may include live/work  units and commercial/  residential units where the residential uses

are located  above  or  adjacent  to  the  nonresidential  component.  Nonresidential  uses  may  include  office,

retail,  business  services,  personal  service,  public  spaces  and  uses, and other  community  amenities.  In

conjunction  with  areas  that  are  designated  with  the  mixed-use  zoning  overlay  district,  the  maximum  FAR

is 1.0.  An increase  to 1.25  FAR may  be allowed  for  mixed-use  plans  exhibiting  design  excellence.  In a

mixed-use  overlay  district  area,  this  FAR includes  both  residential  and  nonresidential  components,  and

the  maximum  number  of  stories  is four.  The FAR shall  not  exceed  1.25  FAR for  a commercial  component

of  a development  project  that  is proposed  in conjunction  with  a residential  development  project  on a

housing  opportunity  site  identified  within  the  sites  inventory  of  the  Housing  Element.  The  FAR and  height

shall  be modified  to realize  the  residential  site  capacity,  or  density,  for  housing  opportunity  sites.

Major  high-density  neighborhoods  are  clustered  around  Orange  Coast  College,  along  Mesa  Verde  Drive

East, between  Adams  and Harbor,  around  Vanguard  University,  in the  northeast  portion  of  the  South

Coast  Metro  area,  in the  Downtown  Redevelopment  area,  and  in the  southeast  portion  of  the  City.

Commercial  Designations

Seven  commercial  land  use designations  are  established.  These  designations  vary  in location  and  intensity

to accommodate  the  full  range  of  commercial  activity  present  and desired  in Costa  Mesa.  Development

intensity  potential  is measured  using  FAR in relation  to the  amount  of  traffic  expected  (see  Table  LU-7,

Commercial  Floor-Area  Ratio).  The density,  FAR,  height,  and trip  generation  standards  apply  for

commercial  development  projects  but  these  standards  may  be modified  to realize  the  residential  site

capacity,  or  density,  for  a residential  development  on a housing  opportunity  site  identified  within  the  sites

inventory  of  the  Housing  Element.

Commercial-Residential

The  Commercial-Residential  designation  is intended  to be applied  to a limited  area  on the  eastside  of

Newport  Boulevard  between  East  Igth Street  and  Mesa  Drive.  It is the  intent  of  this  land  use designation

to allow  a complementary

mix  of  commercial  and  residential  zoning  along  Newport  Boulevard.  It is anticipated  thatindividual  parcels

will  be developed  as either  a commercial  or  residential  use.  A mix  of  both  commercial  and  residential  uses

on one  parcel  should  only  be allowed  as a Planned  Development.

Residential  development  is encouraged,  provided  that  certain  development  standards  are  met  pursuant

to  the  adopted  Newport  Boulevard  Specific  Plan.  Residential  density  ranges  from  12  units  per  acre  to 17.4

units  per  acre,  except  where  the  Residential  Overlay  applies.  It will  be necessary  to ensure  adequate

buffering  between  the  residential  development  and  non-residential  uses.

Allowable  floor  area  ratios  are  O.20  for  high-traffic-generating  uses,  0.30  for  moderate-traffic-generating

uses,  and  O.40 for  low-traffic-generating  uses,  as shown  on Table  LU-7. Residential  and nonresidential

C o s t a M e s a G e n e r a l Pla  n l L U - 2 9
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uses may  be integrated  into  a single  development  through  the  Planned  Development  process.  Residential

densities  in planned  development  projects  shall not exceed 17.4  units  per acre pursuant  to the

development  standards  in the  Newport  Boulevard  Specific  Plan.  Noncommercial  uses would  be subject  to

the  same  floor  area standards  as commercial  uses in this  designation.

Institutional  uses are also appropriate  in this  designation,  provided  that  land  use compatibility  and traffic

issues  have  been  addressed.  Institutional  uses would  require  discretionary  approval.

Table  LU-7:  Commercial  Floor-Area  Ratio

Commercial-Residential

Neighborhood  Commercial  2 0.75

General Commercial  2 0.75

Commercial  Center  '2'  0.75

0.35

0.40

0.45

0.25

0.30

0.35

0.15

0.20

0.30

Regional Commercial
0.652/0.89G
Refer to Regional Commercial  discussion

FAR

Urban  Center  Commercial

0.50  FAR for  Retail,  0.60  FAR for  Office,  0.79  FAR for

s.c.  Metro  Center.  Refer  to  Urban  Center  Commercial

discussion  and  the  North  Costa  Mesa  Specific  Plan  for

additional  discussion.

Cultural  Arts  Center

1.77 FAR. Refer to Cultural  Arts Center  discussion  and

the North Costa Mesa Specific Plan for additional

discussion.

Notes:

1.

2.

3.

Refer to Commercial Center discussion for  site-specific FARs on certain properties.
With application of the mixed-use overlay district, the FAR may range from 1.O to 1.25.
Refer to appropriate land use designation discussion.
LosAngeles Times Site lias a O.54 (commercial) to O.64 (office) FAR.

Neighborhood  Commercial

The Neighborhood  Commercial  designation  is intended  to  serve  convenience  shopping  and service  needs

of local residents.  Appropriate  uses include  markets,  drug  stores,  retail  shops,  financial  institutions,

service  establishments,  and support  office  uses. Restaurants,  hotels,  and motels  may  be appropriate  if

properly  located,  designed,  and operated  to  avoid  adverse  impacts  to  surrounding  uses.  Since

Neighborhood  Commercial  uses are intended  to serve nearby  residential  neighborhoods,  the uses

permitted  should  be among  the  least  intense  of  the  commercial  uses.

General  Commercial

The General  Commercial  designation  is intended  to permit  a wide  range  of  commercial  uses that  serve

both  local  and regional  needs.  These  areas  should  have exposure  and access  to major  transportation

LU-30 Costa  Mesa  General  Plan
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routes  since  significant  traffic  can be generated.  General  Commercial  areas  should  be insulated  from  the

most  sensitive  land  uses  either  through  buffers  of  less-sensitive  uses  or  on-site  design  features.  The  most

intense  commercial  uses  should  be encouraged  to locate  on sites  of  adequate  size to avoid  compatibility

issues  with  surrounding  uses. Appropriate  uses include  those  found  in the  Neighborhood  Commercial

designation,  plus  smaller  retail  stores,  theaters,  restaurants,  hotels  and  motels,  and  automobile  sales  and

service  establishments.

In areas  designated  General  Commercial,  development  typically  will  result  in combinations  of  one-  and

two-story  commercial  buildings.  Buildings  in excess  of  two  stories  may  be permitted  in select  zoning  areas

via discretionary  approval  where  the  additional  height  would  not  impact  surrounding  uses.

As complementary  uses,  residential  and  other  noncommercial  uses  may  be allowed  through  the  Planned

Development  process.  Residential  densities  in planned  development  projects  shall  not  exceed  20 dwelling

units  per  acre.  Noncommercial  uses  would  be subject  to the  same  FAR standards  as commercial  uses.

Institutional  uses are also  appropriate  in the  General  Commercial  designation,  provided  that  land  use

compatibility  and traffic  issues  have  been  addressed.  Institutional  uses would  require  discretionary

approval.

For a 4.4-acre  site at 1626/1640  Newport  Boulevard,  a site-specific  FAR of O.40 and trip budget  of 186

A.M. peak  hour  trips  and 281 P.M. peak  hour  trips  was  established.  These  two  standards  allowed  the

development  of  medical  office  uses  or  similar  moderate-traffic-generating  uses,  provided  that  the  site-

specific  trip  budget  is not  exceeded.

Commercial  Center

The  Commercial  Center  designation  is intended  for  large  areas  with  a concentration  of  diverse  or  intense

commercial  uses serving  local  and  regional  needs.  Appropriate  uses include  a wide  variety  and  scale  of

retail  stores,  professional  offices,  restaurants,  hotels,  and theaters.  Intense  service  uses, such as

automobile  repair  and  service,  should  be discouraged.

Development  within  this  designation  is intended  for  a variety  of  intensities  ranging  from  one-  to four-

story  buildings.  The allowable  FARs are  O.25  for  high-traffic-generating  uses,  0.35  for  moderate-traffic-

generating  uses, 0.45 for  low-traffic-generating  uses, and O.75 for  very-low-traffic-generating  uses.

Because  of  the  large  service  area,  direct  access  to major  transportation  corridors  is essential.

In conjunction  with  areas  that  are  designated  with  the  mixed-use  zoning  overlay  district,  the  maximum

FAR is 1.0.  An increase  to 1.25  FAR may  be allowed  for  mixed-use  plans  exhibiting  design  excellence.  In

a mixed-use  overlay  district  area,  this  FAR includes  both  residential  and  non-residential  components,  and

the  maximum  number  of  stories  is four.

C o s t a M e s a G e n e r a l Pla  n l L U - 31
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Mixed-use  development  projects  are intended  to provide  additional  housing  opportunities  in the  City

(such  as the  Westside)  by combining  residential  and  nonresidential  uses  in an integrated  development.

Additionaliy,  this  type  of  development  is intended  to revitalize  areas  of  the  City  without  exceeding  the

capacity  of  the  General  Plan transportation  system.  Mixed-use  developments  shall  be implemented

through  an adopted  urban  plan (such  as the 19  West  Urban  Plan and Harbor  Boulevard  Mixed-Use

Overlay),  or  through  an adopted  Specific  Plan  and  shall  be identified  on the  Zoning  Map  by designating

either  the CL, Cl, and/or  C2 base zoning districts  with  the mixed-use  overlay  district,  or by designating  a

site  as "(SP)".  The mix  of  uses can occur  in either  a vertical  or  horizontal  design,  up to four  stories  in

height.  This  height  limit  may  be increased  to realize  the  development  potential  for  sites  identified  within

housing  opportunity  sites  inventory  of the  Housing  Element.  Product  types  s.hall be identified  in the

applicable  urban plan and may include live/work  units and commercial/residential  units where the

residentialusesarelocatedaboveoradjacenttothenonresidentialcomponent.  Nonresidentialusesmay

include  office,  retail,  business  services,  personal  service,  public  spaces  and uses,  and other  community

amenities.

Institutional  uses  are  also  appropriate  in this  commercial  designation,  provided  that  land  use compatibility

and  traffic  issues  have  been  addressed.  Institutional  uses  require  discretionary  approval.

As complementary  uses,  residential  and  other  noncommercial  uses may  be allowed  through  the  Planned

Development  process.  Residential  densities  in planned  development  projects  should  not  exceed  20

dwelling  units  per  acre.  The  corresponding  population  density  range  is up to 50 persons  per  acre.  A site-

specific residential  density  of 40 du/ac was approved  for 1901  Newport  Boulevard. The corresponding

density  range  for  the  project  is 100  persons  per  acre.

A site-specific  FAR of O.70 and a site-specific  density  of 40 units/acre  was established  for the property

located  at 1901  Newport  Boulevard,  a 7.79-acre  site  located  on the  northwest  corner  of  West  Igth  Street

and Newport  Boulevard.  The  General  Plan  amendment  recognized  the  existing  development  intensity  of

the  1901  Newport  Plaza commercial  building  (127,500  square  feet)  and  allowed  additional  development

of  145  multi-family  units  with  a site-specific  building  height  allowed  for  a five-level  parking  structure.

Segerstrom  Home  Ranch

The Segerstrom  Home  Ranch  is a 93.34-acre  located  at 3315  Fairview  Road.  It has a base land use

designation  of  Commercial  Center  and  is a part  of  the  North  Costa  Mesa  Specific  Plan. In conjunction  with

approval  of  Home  Ranch  Alternative  A, a site-specific  FAR of  O.41  was  established  for  the  17.2-acre  IKEA

site. (IKEA is a large retail/warehouse  use.) This property  is located  at the southeast  corner  of  South Coast

Drive  and  Harbor  Boulevard.  A maximum  allowable  FAR of  O.40  for  office  uses  was  established  for  the

14.5-acre  Industrial  Park  parcel  located  to the  north  of  South  Coast  Drive.

In 2016,  a specific-site  FAR allowed  a maximum  of  O.64  FAR on the  44-acre  subarea  of  Segerstrom  Home

Ranch  located  south  of  South  Coast  Drive.  Maximum  building  height  varies  from  two  stories  to five

stories/75  feet  within  this subarea. The Planned Development  Commercial  zoning may allow mixed-use

LU-32 C o s t a M e s a G e n e r a l  Pla  n
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development  (i.e.,  housing  as a complementary  use). The established  trip  budgets  for  this  subarea  of

Home  Ranch  is 1,860  A.M. and  1,788  P.M.  See Table  LU-7  and  Figure  LU-4.  However,  the  parcel  is identified

as a housing  opportunity  site  within  the  sites  inventory  of  the  Housing  Element,  and  the  density,  including

the resulting  total  number  of units,  of  the parcel  may  be increased  to align  with  the  residential  site

capacity  and  deviate  from  the  trip  budget.

The North  Costa  Mesa  Specific  Plan provides  additional  FAR, building  height,  and  trip  budget  information

for  Segerstrom  Home  Ranch  (Area  1).

C osta  M esa  G e n eral  Pla  n l L U - 3 3
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Aerial

General Plan

Key Map

General  Plan  Designations

fflfflffla  Low Density  Residential  (8 du/ac)

ffl  Medium  Density  Residential  (12  du/ac)

 High Density  Residential  (20 du/ac)

 General  Commercial

 Commercial  Center

fflffl  Urban  Center  Commercial

 Industrial  Park

ffl  Public/Institutional

Figure  LU-4:

Segerstrom  Home  Ranch
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Table  LU-8:  Segerstrom  Home  Ranch

Floor-Area Rati /A
(FAR)

Building Squar /A
Feet

aximum  trip  budget  for  this  subarea  of Segerstrom

ome  Ranch is 1,860  A.M. and 1,788  P.M.

uilding  intensity  shall  not  exceed  maximum  allowable

elopment  set forth  by the  trip  budget  in the North

Mesa  Specific  Plan,  unless  needed  to

ccommodate  the residential  site capacity  identified

' in the  sites inventory  of  the  Housing  Element.

,200,000

LosAngeles  Times  Site

The  Los Angeles  Times  Site  is a 24-acre  site  located  at 1375  West  Sunflower  Avenue,  near  the  intersection

of Harbor  Boulevard  and  South  Coast  Drive.  The intent  is to create  opportunities  for  either  office  or

commercial  retail  development  at a strategic  location.  Office  development  is allowed  at a maximum  O.64

FAR (up to 655,000  square  feet office). Commercial/retail  development  is allowed at a maximum FAR of

0.54  (up  to  553,000  square  feet). Maximum  allowabie  building height is five stories/75  feet. Although the

Planned  Development  Commercial  zoning  may  allow  mixed-use  development  (i.e.,  housing  as a

complementary  use), housing  is not  permitted  on this  property  due  to its location.  The  maximum  trip

budget  established  for  the  Los Angeles  Times  site  is 1,015  A.M. and  976  P.M. peak  hour  trips.  See  Table  LU-

9 and  Figure  LU-5.

Table  LU-9:  Los  Angeles  Times  Site

Floor-Area Rati /A
(FAR)

Building Squar 74,000
Feet

.64 FAR for  office  development

.54 FAR for  commercial/retail

aximum  trip  budget  is 1,015  A.M. and 976 P.M.

uilding  intensity  shall not exceed maximum  allowable

evelopment  set forth  by the  trip  budget.

55,000  sf for  office  development

53,000  sf for  commercial/retail

Costa  Mesa  General  Plan LU-35
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Aerial

General  Plan

Key  Map

General  Plan  Designations

Ua-ad  Industrial  Park

General Commercial

Commercial  Center

Baseline  (2015)

Land Use................Manufacturing,  Private Open Space

Square Feet...............374,000  sq. ff.

Total Area..................23.5  acres

Land Use Recommendation

Land Use.....................Office  or Retail

FAR............................0.64  FAR for Office

FAR.............................0.54  FAR for Retail

Square Feet.................553,000  to 655,000

No residential  use is permitted.

Figure  LU-S:

Los  Angeles  Times  Site
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Regional  Commercial

The Regional  Commercial  designation  is intended  to apply  to large  concentrated  shopping  centers  of

regional  scale  and importance.  The intended  uses within  this  designation  include  major  department

stores,  specialty  retail  outlets,  restaurants,  offices,  hotels,  and  other  complementary  uses.

Application  of  the  Regional  Commercial  designation  is limited  to  the  existing  South  Coast  Plaza  sites.  This

includes  the  original  97-acre  site  between  Bristol  and  Bear  Street  and  the  additional  18-acre  site  located

west  of  Bear  Street.  This  designation  and locational  criteria  recognizes  the  evolution  of  South  Coast  Plaza

as a regionally  significant  retail  trade  center  served  by major  regional  transportation  facilities  and  services.

The  Costa  Mesa  General  Plan assigns  a trip  budget  for  the  original  South  Coast  Plaza site  of  1,166  A.M.

peak  hour  trips  and  5,036  P.M. peak  hour  trips.  The  trip  budget  for  the  site  west  of  Bear  Street  is 293  A.M.

peak  hour  trips  and  1,264  P.M. peak  hour  trips.

Complementary  residential  uses  within  this  designation  are allowed  through  the  Planned  Development

process.  The maximum  allowable  residential  density  shall  be 20 dwelling  units  per  acre,  unless  a site  is

identified  as a housing  opportunity  site  within  the  sites  inventory  of  the  Housing  Element,  then  the  density

shall  be allowed  to increase  to the  density  specified  therein.  The trip  budget  for  South  Coast  Plaza is

identified  in Table  LU-10,  and  in the  North  Costa  Mesa  Specific  Plan.

Table  LU-10:  Trip  Budget  for  Regional  Commercial

South  Coast  Plaza

West  of Bear Street

South  Coast  Plaza

East of Bear Street

690,350 0.890  293

2,750,000  0.652  1,166

1,264

5,036

Metro  Pointe 592,287 0.48  729 965

Urban  Center  Commercial

The Urban  Center  Commercial  designation  is intended  to allow  high-intensity  mixed-use  commercial

development  within  a limited  area.  Developments  within  this  designation  can range  from  one-  and  two-

story  office  and retail  buildings  to mid-  and high-rise  buildings  of four  to approximately  25 stories,

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

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

For  mixed-use  projects  that  include  separate  or  distinct  components,  the  nonresidential  FAR standard  and

the  residential  density  standard  shall  apply  to  each  of  the  respective  components,  not  the  entire  project

site.  For mixed-use  projects  that  do not  include  distinct  elements  or include  mixed-use  buildings,  the

C o sta  M esa  G en  eral  Pla  n l L U - 3 7
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overall  level  ofintensity  shall  be governed  by  the  allowable  nonresidential  FAR and  the  maximum  number

of  residential  units  identified  in this  designation  for  a specific  project  site.  Developments  shall  also  comply

with  the  established  trip  budget  standards  and  comply  with  the  most  restrictive  standard.

Complementary  residential  uses  within  this  designation  may  be  allowed  through  the  Planned

Development  zone  process.  The  maximum  allowable  residential  density  within  this  designation  shall  be

20 dwelling  units  per  acre,  unless  otherwise  specified  in the  North  Costa  Mesa  Specific  Plan,  or a higher

density  is allowed  on sites  identified  as a housing  opportunity  site  in the  sites  inventory  of  the  Housing

Element.

The  Urban  Center  Commercial  designation  includes  the  following  major  developments:

Automobile  Club  of  Southern  California

Metro  Pointe

South Coast Metro  Center/Experian

Sakioka  Lot  2 (as of  2015,  unbuilt)

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

maximum  development  square  footages,  floor  area  ratios,  trip  budgets,  and  allowed  uses. Provided  in

Table  LU-11:  Urban  Center  Major  Developments,  is a summary  of  the  various  land  use standards  that  apply

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

information  related  to  these  properties.  See Figure  LU-6  for  Sakioka  Lot  2 land  use plan.

LU-38 C osta  M esa  G e n eral  Pla  n
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Aerial

Key  Map

General  Plan  Designations
 High Density Residential  (20 du/aC)

Urban CenterCommercial

General  Plan

LU-6:

Sakioka  Lot  2

C o s t a M e s a G e n e r a l Pla  n l L U - 3 9
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Table  LU-II:  Urban  Center  Major  Developments

Maximum  Peak  Hour  Vehicle  Trip  Budget

Development  NorthCosta

Area  Acres  Agreement  Allowable MesaSpecific

NonRes,ldent,la,  Residential A.M. P.M. PlanApplies
Units

Building  Sq.Ft./FAR

Automobile

Club of

Southern 43
967,000  Sf

0.56  FAR
o 'i,igoz 1,576a No

Californial

South Coast

Metro

Center/
Experianl

Residential  Ontion:

45

1,335,386  sf

0.69  FAR

Non-Residential

Option:

1,546,180  Sf

0.79  FAR

Residential

Option:

484  units

Residential

Option:  1,9312

Non-

Residential

Option:  1,8862

Residential

Option:

1,976a

Non-

Residential

Option  :

1,994'

Yes

Sakioka  Lot  21 33

Non-Residential:

863,000  sf

1.O  retail  FAR

1.O  office  FAR

Residential

Option:

660  units

1,062a 1,407a Yes

hotes:

1.

2.

A development agreement specifies the maximum buildirig square footage and floor  area ratio, which fs consistent with tlie North
Costa Mesa Specific Plan and General Plan. However, the South Coast Metro Center/Experian plan area and Sakioka Lot 2 include
sites identified as a housing opportun%  site within the sites inventory  of  the Housing Element, and the FAR, residential units, trip
generation, and heights may be modified to realize the site capacil  identified within the sites inveritory  of  the Housing Element.
Vehicle  trips  per  hour
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Automobile  Club ofSouthern  California  Processing Center

This  39.2-acre  site  consists  of  two  parcels  and is located  on the  southwest  corner  of  Sunflower  Avenue

and Fairview  Road. The  primary  site  contains  29.5  acres  and is located  west  of  Fairview  Road,  between

South  Coast  Drive  and  Sunflower  Avenue.  The second  parcel  contains  approximately  9.7 acres  and is

located  across  the  adjacent  flood  control  channel  to  the  west,  just  north  of  South  Coast  Drive.  As of  2000,

the  site  was  developed  with  717,000  square  feet  of  office  and  support  service  uses.  An additional250,000

square  feet  of  development  is allowed  pursuant  to  a development  agreement  for  a total  of  967,000  square

feet;  the  resultant  maximum  FAR is O.56. Future  construction  will  be developed  in phases  during  the  30-

year  term  of  the  agreement.

Metro  Pointe

Metro  Pointe  includes  two  office  building  sites  located  north  of  South  Coast  Drive  at its intersection  with

Greenbrook  Drive  and  approximately  28.5  acres  of  land  located  south  of  South  Coast  Drive  along  the  San

Diego  Freeway.  A development  agreement  approved  in 1994  addresses  the  site  south  of  South  Coast

Drive.  Thedevelopmentagreementveststhepropertyownerwiththeabilitytoconstruct592,287square

feet  of  office  and  commercial  uses  with  a resultant  floor  area  ratio  of  O.48. This  property  is also  located

in the  North  Costa  Mesa  Specific  Plan  area.

South Coast Metro Center/Experian

The 44.72-acre South Coast Metro Center/Experian  sites are located south of Anton  Boulevard  and  east

of  Avenue  of  the  Arts.  Upon  completion,  the  site  will  include  nearly  1,546,180  square  feet  of  office  and

commercial  development.  A site-specific  FAR of  O.79  was  established  for  the  combined  South  Coast  Metro

Center  and  Experian  sites.

In 2006,  a site-specific  residential  density  increase  for  a 4.86-acre  site  portion  of  this  development  was

approved  as an optional  development  scenario  for  this  property.  The maximum  density  allowed  is 100

units/acre  with integrated ancillary retail uses. This equates to a maximum density of 100 units/acre,  or a

total  of  484  high-rise  units.  The residential  development  option  results  in a corresponding  decrease  in

the  maximum  allowable  FAR and building  square  footages  for  non-residential  buildings  in order  to be

similar to the A.M. and P.M. trip budgets established for the South Coast Metro Center/Experian  sites with

strictly  nonresidential  development.  In 2014,  an alternative  development  option  for  393  apartment  units

was  approved.  This  scenario  also  results  in decrease  in trip  budget.  The  North  Costa  Mesa  Specific  Plan

provides further  detail for these properties.  Certain parcels within  the South Coast Metro Center/Experian

plan  area  include  sites  identified  as a housing  opportunity  site  within  the  sites  inventory  of  the  Housing

Element.  For  these  sites,  the  FAR, residential  units,  trip  generation,  and  heights  may  be modified  to  realize

the  residential  site  capacity,  or  density,  identified  within  the  sites  inventory  of  the  Housing  Element.

Sakioka  Lot2

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

for  farmhouses  and farm  operation  facilities.  Pursuant  to a development  agreement,  the  maximum
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allowable  building  square  footage  is of  863,000  square  feet.  A maximum  1.O FAR shall  be applied  for

nonresidential  development.

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

mixed-use  development  (see "Mixed-Use"  discussion  in the  Specific  Plan)  or  a maximum  of  80 dwelling

units  per  acre  if an independent  parcel  is developed  as residential  communityincluding  affordable  housing

(see "Affordable  Housing/Density  Bonus discussion in the Specific Plan).

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

standards  of  the  PDC zone,  and  consistency  with  the  both  the North  Costa  Mesa  Specific  Plan and  the

General  Plan.  However,  this  site  is identified  as a housing  opportunity  site  in the  sites  inventory  of  the

Housing  Element  and  the  density,  FAR, heights  and  trip  budgets  may  be modified  accordingly  to achieve

the  site  capacity  identified  within  the  sites  inventory.

Cultural  Arts  Center

The  Cultural  Arts  Center  designation  is applied  to the  57.3  acres,  including  private  streets,  that  comprise

South  Coast  Plaza  Town  Center.  This  area  is generally  bounded  by  Sunflower  Avenue  to  the  north,  Bristol

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

designation  is limited  to  this  geographical  area,  and it is not  intended  to be applied  to other  locations  in

the  City.

The Cultural  Arts  Center  designation  allows  intensely  developed  mixed  commercial  and cultural  uses

within  a limited  area.  The  intended  uses  within  this  designation  include  mid-  to  high-rise  offices,  hotels,

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

residential  units  in limited  areas  that  are  defined  in the  North  Costa  Mesa  Specific  Plan.  It serves  as the

cultural  center  of  the  community  and  provides  a focus  to  the  arts-related  uses,  with  the  complement  of

nearby  employment  and  shopping  opportunities.

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

dedicated  or reserved  in 2000  for  the  Avenue  of  the  Arts  off-ramp  and  associated  flood  control  channel

improvements.  The 1.77  FAR may  be exceeded  on individual  parcels  within  South  Coast  Plaza Town

Center,  provided  that  over  the  entire  54-acre  site  the  1.77  FAR is not  exceeded.  Further  delineation  of

the  allocation  within  South  Coast  Plaza  Town  Center  of  the  FAR and  trip  budget  is provided  in the  North

Costa  Mesa  Specific  Plan.

In 2006,  a high-rise  residential  development  option  for  each  of  the  three  sub-areas  in South  Coast  Plaza

Town  Center  was  approved.  The  maximum  number  of  residential  units  allowed  in the  entire  South  Coast

Plaza Town  Center  is 535  units.  The  high-rise  residential  development  option  is further  detailed  in the

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

in the  maximum  allowable  FAR and building  square  footages  for  non-residential  buildings  in order  to

maintain  the  A.M. and P.M. trip  budgets  established  for  the  South  Coast  Plaza Town  Center.  The  South
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Coast  Plaza Town  Center  plan area includes  sites  identified  as a housing  opportunity  site within  the  sites

inventory  of the Housing  Element,  and the FAR, residential  units,  trip  generation,  and heights  may be

modified  to realize  the residential  site capacity,  or density,  identified  within  the sites inventory  of the

Housing  Element.

Table  LU-12:  Town  Center  Intensity*

Residential  Option 1.70' 3,991,008  Sf 535

Non-Residential  Option  1.77'4  4,161,813  sf

5,123 6,632

5,180 6,632

Notes: " The FAR, residential units and trip budgets may be modified accordingly to realize the site capaciff
identified for the sites that are included as housing opportun%  sites within the sites inventory of  the
Housing  Element.

1. This  maximum  FAR may  be increased  to no more  than  1.77  in direct  relation  to the  decrease  in the

maximum number of  high-rise residential units.
2. This  maximum  peak  hour  trip  budget  may  be increased  to no more  than  5,180  A.M. peak  hour  trips  in

direct relation to the decrease in the maximum number of  high-rise residential units.
3. This  alternative  includes  the 80 high-rise  residential  units  associated  with  the museum  site in

Segerstrom Center for  the Arts; see North Costa Mesa Specific Plan.
4. This maximum FAR may not be increased if  the 80-umt residential component is not constructed; see

North Costa Mesa Specific Plan.

Industrial  Designations
Two  industrial  land use designations  apply  to over  1,000  acres.  These  designations  accommodate  a variety

ofindustrial  and compatible  office  uses, as well  as limited  and supportive  commercial  uses. Development

intensity  potential  is measured  using  FAR in relation  to the  amount  of  traffic  expected,  as shown  in Table

LU-13:  Industrial  Floor-Area  Ratio.  The density,  FAR, height,  and trip  generations  may be modified

accordingly  to accommodate  the residential  site capacity,  or density,  for  the housing  opportunity  sites

identified  within  the  sites  inventory  of  the  Housing  Element.
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Table  LU-13:  Industrial  Floor-Area  Ratio

Light  lndustry

Industrial  Park

Note:

1. With an applicatiori  of  the mixed-use overlay district,  the FAR may range from  I.O to 1.25.
Refer to Mixed-Use discussiori and Table LU-15: Overlay arid Urban Plan Residential
DensUy.

Light  Industry

The  Light  Industry  designation  applies  to areas  intended  for  a variety  of  light  and  general  industrial  uses.

Uses  are limited  to small  manufacturing  and  service  industries,  as well  as larger  industrial  operations  that

can demonstrate  design  features  or restricted  operations  that  limit  disruptions  to surrounding  uses.

Although  the  uses within  Light  Industry  areas  are intended  to be less intense  than  those  allowed  in

Industrial  Parks,  the  frequent  lack  of  a physical  separation  between  Light  Industry  areas  and residential

development  necessitates  design  features  that  limit  disturbances  between  uses.  Access  to  industrial  areas

should  be provided  in a manner  that  directs  industrial  traffic  away  from  more  sensitive  uses.

Development  within  this  designation  would  be characterized  by a combination  of  one-  and two-story

buildings.  Because  of the  location  of Light  Industry  areas  and  their  proximity  to residential  uses,  taller

buildings  should  be restricted  to areas  that  will  not  disrupt  the  surrounding  residential  uses.

Certain  commercial  uses may  be allowed,  provided  that  the  commercial  use is determined  to be

complementary  to the  industrial  area.  Commercial  recreational  uses may  also  be appropriate  under  the

same  condition.

Institutional  uses  may  also be appropriate,  provided  that  land  use compatibility  and traffic  issues  have

been  addressed.  Institutional  uses  would  require  discretionary  review.

Combinations  of residential,  institutional,  and commercial  uses  may  be allowed  through  the  Planned

Development  process.  FARs and population  densities  for  commercial  projects  would  be similar  to the

Neighborhood  Commercial  land  use designation.  Residential  densities  in Planned  Development  projects

are  not  to  exceed  20 dwelling  units  per  acre.

Mixed-use  development  projects  in  overlay  zones  are  intended  to  provide  additional  housing

opportunities  in the  City  (such  as the  Westside)  by combining  residential  and nonresidential  uses  in an

integrated  development.  Additionally,  this  type  of  development  is intended  to revitalize  areas  of  the  City

without  exceeding  the  capacity  of  the  General  Plan  transportation  system.  Mixed-use  developments  shall

be implemented  through  an adopted  urban  plan  (such  as the  19  West  and Mesa  West  Bluff  Urban  Plan)

and  will  be identified  on the  Zoning  Map  by designating  the  MG  base  zoning  district  with  the  mixed-use
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overlay  district.  The mix  of  uses can occur  in either  a vertical  or  horizontal  design,  up to four  stories  in

height. Product  types  will  be identified  in the applicable  urban plans and may include live/work  units and

commercial/residential  units where the residential uses are located above or adjacent to the

nonresidential  component.  Nonresidential  uses may  include  office,  retail,  business  services,  personal

service,  public  spaces  and uses, and other  community  amenities.  Residential  development  may  be

allowed  in conjunction  with  the  mixed-use  overlay  district  for  Mesa  West  Bluff  Urban  Plan  area  at density

that  does  not  exceed  13 units  per acre.  The required  Mesa  West  Bluff  Urban  Plan shall include

development  standards  to ensure  compatibility  with  surrounding  land  uses.

Industrial  Park

The Industrial  Park  designation  is intended  to apply  to large  districts  that  contain  a variety  of  industrial

and compatible  office  and support  commercial  uses. Industrial  parks  are characterized  by large  parcels

and landscaped  setbacks  that  create  a campus-like  environment.  Industrial  parks  must  have  proximity  to

freeways  and other  major  transportation  routes  to provide  the  accessibility  they  require.  An internat

circulation  system  consisting  of  lesser  highways  is also  necessary  to accommodate  the  vehicle  demands

created.

Industrial  parks  have  major  physical  separations  from  areas  designated  for  other  uses  to maintain  their

distinctiveness  and  avoid  potential  land  use incompatibilities.

Development  within  this  designation  would  consist  of  one-  and  two-story  buildings.  Additional  height  may

be permitted  when  compatible  with  adjacent  development  and  provided  uses  are  consistent  with  other

constraints,  such as height  limits  and use restrictions  within  John  Wayne  Airport  influence  area,  as

identified  in the  Safety  Element.  The  Industrial  Park  portion  of  the  Home  Ranch  site  may  include  buildings

up to five  stories  in height  near  the  center  of  the  development.  The  North  Costa  Mesa  Specific  Plan

provides  specific  building  height  information  for  the  Segerstrom  Home  Ranch  (Area  1).

Commercial  uses may  be allowed,  provided  that  the  use is determined  to be complementary  to the

industrial  area.  Commercial  recreational  uses may  also be appropriate  under  the same  condition.

Institutional  uses may  also be appropriate,  provided  that  land  use compatibility  and  traffic  issues  have

been  addressed.  Institutional  uses  will  require  discretionary  approval.

Proposed  industrial  development  must  be analyzed  for  potential  significant  impacts  to air quality,

aesthetics,  land  use, and  other  environmental  issues.

Combinations  of residential,  institutional,  and commercial  uses  may  be allowed  through  the Planned

Development  process.  FARs and population  densities  for  commercial  projects  would  be similar  to the

Neighborhood  Commercial  land  use designation.  Residential  densities  in planned  development  projects

shall  not  exceed  20 dwelling  units  per  acre.  However,  sites  identified  as housing  opportunity  sites  within

the  sites  inventory  of  the  Housing  Element  shall  be allowed  to  develop  a project  at the  specified  density

within  the  Housing  Element.
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Institutional  and  Open  Space

Costa  Mesa  has thousands  of  acres  of  land  set  aside  for  public,  semi-public,  and  open  space  type  uses,  all

identified  by one of these three land use designations:  Public/Institutional,  Golf Course, and Fairgrounds,

and Multi-Use  Center.

Public/Institutional

The Public/Institutional  designation  applies to both publicly  and privately  owned land that provides

recreation,  open  space,  health,  and  educational  opportunities,  as well  as uses  that  provide  a service  to

the  public.  Since  this  designation  includes  many  different  types  of  land  uses,  the  Land  Use Plan is labeled

to identify  the  individual  uses.

Areas  included  in this  designation  are park  sites,  health  care  facilities,  educational  institutions,  religious

facilities,  fairgrounds,  and public  facilities.  Since  many  of  the  uses are recreational  and open  space  in

nature,  levels  of  building  intensity  are  minimal.

Golf  Course

Three  golf  courses  are located  within  the  City's  planning  area.  Two  of  these,  the  Costa  Mesa  Golf  Course

and Mesa  Verde  Country  Club,  lie within  City  limits.  Santa  Ana  Country  Club  is in the  unincorporated  area

east  of  Newport  Boulevard.  Because  of  the  large  area  devoted  to open  space,  the  building  intensity  for

this  designation  is O.01 FAR.

Fairgrounds

The  Fairgrounds  land  use designation  is applicable  to  only  one  property  known  as the  Orange  County  Fair

& Event  Center  (OCFEC)  in the  City  of  Costa  Mesa.  The  Fairgrounds  is a 150-acre  site  located  at 88 Fair

Drive.  This  designation  is intended  to:

Ensure  continued  development  of  the  property  as an integrated  complex  that  is composed  of

recreational,  agriculture-related  educational  institutions,  open  space,  farmland,  equestrian,  and

commercial  uses;  and

Promote  the  continued  and  sustained  use of  the  property  for  the  annual  Orange  County  Fair  in

recognition  of  its value  as a regionally  significant  resource  in the  City  of  Costa  Mesa.

Home  to the annual  Orange  County  Fair since  1949,  the  site  is bounded  by Arlington  Drive  (north

boundary),  Fair  Drive  (south),  Fairview  Road  (west),  and Newport  Boulevard  (east).  Regional  access  is

primarily  provided  to the site by State Route 55 at the interchanges  of Fair Drive/Del  Mar Avenue and

22nd Street/Victoria  Street. Access from Interstate  405, which is approximately  one-mile  north of the

Fairgrounds,  is provided  via interchanges  at Bristol  Street,  Fairview  Road,  and Harbor  Boulevard.  See

Figure  LU-7.
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Figure  LU 7  Fa'irgrounds
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The  site  was  formerly  a portion  of  the  Santa  Ana Army  Air  Base,  and  in 1949  the  California  32nd  District

Agricultural  Association  (DAA)  acquired  the  property  from  the  federal  government.  Since  that  time,  the

annual  Orange  County  Fair  has occurred  at this  location.  Through  the  years  the  32"d DAA  has expanded

the  use of  the  property  into  a year-round  exhibition,  conference,  equestrian,  activity,  and  event  center;

these  uses  collectively  the  OCFEC.

The  32"d DAA Fair Board  adopted  the  current  OCFEC Master  Plan in 2003.  Given  that  the  32"d DAA  is a

State  entity  for  administration  of  the  Orange  County  Fair,  Costa  Mesa  has  limited  land  use and  permitting

authority  over  the  property  while  it is controlled  by the  State.

In the  future,  if the  State  no longer  controls  the  property,  any  proposed  new  development  or  change  of

use shall  be subject  to review  for  consistency  with  the  City's  General  Plan and  zoning  regulations.  The

new property  owner/operator  may continue  to operate  the Fairgrounds  as it existed at the time of sale

as a legal  nonconforming  use and  development.  The  property's  legal  nonconforming  status  will  remain  in

effect  until  such  time  as the  property  owner  submits  and receives  approval  of  a master  plan  by Costa

Mesa.

The  Fairgrounds  site  contains  approximately  400,000  square  feet  of  buildings,  including:

Pacific  Amphitheater

Arlington  Theater

Grandstand  Arena

Equestrian  center

Exhibit  and  administration  buildings

Concession  and  restaurant  buildings

Memorial  Gardens

Centennial  Farms

Livestock  barns

The  Fairgrounds  designation  recognizes  the  existing  fairground  and  event  center  uses  associated  with  this

site.  The  General  Plan  traffic  model  does  not  take  into  account  the  trip  generation  from  the  annual  QC

Fair or weeknight/weekend  special event uses (i.e., Orange County Marketplace)  because peak vehicle

trips  to the site occur  outside  normal  business  timeframes.  However,  further  development  of the

Fairgrounds  will  need  to be balanced  with  the  development  capacity  of  the  City's  transportation  system

and  with  the  protection  of  surrounding  neighborhoods.

Permitted  uses include  ancillary  office  uses, exposition/conference  uses, equestrian  uses,

agricultural/livestock  activities,  restaurants,  temporary  specialty  retail sales (including  vehicle sales),

outdoor  marketplace,  emergency  operational  uses, and concerts/live  entertainment  uses.

Complementary  uses to the  fairground  and event  center  uses may  include  botanical  gardens,  animal
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exhibits,  museum, art/historical  artifacts  gallery,  and performance  art theaters  that  are supportive  of the

fairground  uses.

Uses  that  are not  supportive  of  fairground  and event  center  uses are expressly  prohibited.  Prohibited

uses include, but are not limited  to, casinos/gambling  venues, shopping  centers, hotel/motels,  residential

uses,  self-storage  facilities,  hospitals,  and medical  uses.  In addition,  exclusive  use or  dedicated  athletic

sports  facilities  and  educational  uses  that  are  unrelated  to  the  OCFEC are prohibited.

As a State-owned  property,  the Fairgrounds  is not  normally  subject  to the City's  Noise  Ordinance.

However,  pursuant  to a 1990  Court  Order  (Case Nos.  42 07 28 and 55 65 08),  exterior  noise  standards

comparable  to  the  City's  noise  regulations  have  been  applied  to  the  property.  Noise  sensitive  uses  include

neighboring  residences,  Davis  Intermediate  School,  and  Costa  Mesa  High  School.  The  court-ordered  noise

restrictions  apply  to the  operation  of  the  Pacific  Amphitheater.  Development  within  the  Fairgrounds

designation  is intended  for  buildings  ranging  from  one-  to  four-story  structures.  The  maximum  allowable

FAR for  this  designation  shall  be O.10.

Multi-Use  Center

Fairview  Developmental  Center

On January  5, 1959,  the  Fairview  Developmental  Center  opened  as a State  hospital  originally  occupying

750  acres.  Fairview  Developmental  Center  had  an initial  bed  capacity  of  2,622  and  was  intended  to house

some  4,125  residents.  The population  at the  facilities  peaked  in 1967  and has been  declining  since.  In

2015,  the  current  population  was  275  persons,  and  the  downward  trend  is expected  to continue  due  to

the restructuring  of the State  of California's  approach  to  providing  institutionalized  care for  the

developmentally  disabled.  The State  has been  focusing  on residential  care options  (as opposed  to

institutional  care)  for  these  disabled  individuals.

A large portion  of the original  land was transferred  in  1979  to the City of Costa  Mesa  and now

encompasses  Fairview  Park  and  the  golf  course.  In 1985,  the  City  granted  a General  Plan  amendment  and

rezone  of  54 acres  of surplus  land immediately  to the  north  of the  hospital  facilities  for  high-density

residential  uses. In 1987  and 2005,  other  parcels  were  converted  to residential  uses.  These  areas  are

planned  developments  with  one-story,  single-family  residences,  a two-story,  small-lot  residential

subdivision,  and  two-story  apartment  buildings  (Harbor  Village  Apartments).

In February  2016,  the  State  of  California  Department  of  Development  Services  initiated  the  process  for

closure  of  Fairview  Developmental  Center.  In June  2022,  the  State  Legislature  through  Senate  Bill (SB) 188

approved  Government  Code  Section  14670.31,  which  provides  a framework  for  the  reuse  of  the  FDC

property.  The legislation  codifies  a partnership  between  the  Department  of  General  Services  (DGS),  the

Department  of Developmental  Services  (DDS),  and  the  City  of  Costa  Mesa,  with  defined  roles  for  each

entity.  To support  this effort,  the State allocated  53.5 million  in State  funding  to the City to develop  a

Specific  Plan,  conduct  necessary  studies,  and  manage  a community-based  planning  process.  The

Legislature's  intent  for  the  redevelopment  of  the  FDC site  is to  prioritize  affordable  housing  to  the  greatest
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extent  feasible,  including  a minimum  of 200 units  of  permanent  supportive  housing,  open  space,  and

housing  for  individuals  with  developmental  disabilities,  and  a City  created  Specific  Plan  for  the  FDC site

that  implements  the  provisions  of  Government  Code  Section  14670.31.

Multi-use  refers  to  the  integration  of  a variety  of  land  uses  and  intensities.  This  land  use category  includes

uses  which  are low  to moderate  intensity  and urban  in character.  The Multi-Use  Center  designation  is

applicable  only  to  the  Fairview  Developmental  Center  property  at 2501  Harbor  Boulevard.  The  compatible

zoning  district  is Institutional  & Recreational  - Multi-Use  District  (I&R-MLT).  The  allowable  land  uses  are

as follows:

0.25  FAR Institutional  and  Recreational  uses

25 percent  minimum  requirement  for  park  and  open  space  purposes  (approximately  25.6  acres)

Minimum  density  of  60 dwelling  units  per  acre  and 2,300  dwelling  units  are  identified  for  the  site

within  the  limitations  described  below

In anticipation  of  the  future  closure  of  the  Fairview  Development  Center,  this  property  is assigned  a

unique  General  Plan land  use plan  designation.  The  Multi-Use  Center  designation  is comprised  of  a variety

of  residential,  open  space,  and  institutional  uses.

These  multi-uses  are to be complementary  to the  Costa  Mesa  Golf  Course  and  surrounding  residential

neighborhoods.  The  Housing  Element  identifies  a minimum  density  to achieve  a residential  site  capacity

of  2,300  mixed-income  residential  units  for  the  Fairview  Developmental  Center  site.  Additional  housing

units  may  be built,  as long  as they  meet  the  density  bonus  provisions  pursuant  to  State  law  (Government

Code  Section  65915-  65918).  At  least  25 percent  ofthe  site  shall  be dedicated  to  open  space.  A maximum

0.25 FAR for institutional/recreational  uses would be allowed for undeveloped  area not assigned to

housing  or permanent  open  space.  See Table  LU-14:  Multi-Use  Center  Designation.  Permitted  uses

include:

Institutional  uses, such as public  and private  recreational  facilities,  dedicated  athletic  fields,

athletic  complex,  sports  parks,  community  centers,  and public  facilities

Hospital,  medical,  dental,  physical  therapy,  in-patient  care,  psychiatric  facilities,  administrative

offices  and  facilities  for  the  developmentally  disabled

Residential  uses,  such  single-family  detached  housing,  apartments,  condominiums,  and

townhouses

Open  space  uses,  such  as active  play  fields,  recreational  areas,  parkland,  and  botanical  gardens

Uses  that  are  industrial  or  commercial  in nature  are  expressly  prohibited.  Prohibited  uses  include,  but  are

not  limited  to,  corporate  office  parks,  casinos/gambling  venues,  shopping  centers,

concerts/entertainment  venues, hotel/motels,  exposition/conference  uses, shopping  center, and swap

meets.
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The  maximum  O.25 FAR forinstitutional  development  within  the  Multi-Use  Center  designation  is intended

for  buildings  ranging  from  one-  to four-story  structures.  Residential  uses shall  also be limited  to a

maximum  height  of  four  stories.

The  Multi-Use  Center  General  Plan land  use designation  (and  corresponding  Zoning  District)  will  require

a Master  Plan  for  any  future  development  project,  whether  or  not  the  State  retains  the  property  or  sells

to  a private  entity.  A Master  Plan  is required  to be approved  by the  City  Council  if the  property  is owned

by a non-State  entity  or if the  State  elects  to participate  in the  City's  planning  process  for  Master  Plan

adoption.

The City  will  require  the  dedicated  parkland  component  in order  to activate  a master  plan  for  new

development.  The  25 percent  open  space  requirement  would  apply  and,  therefore,  future  development

would  need  to include  a specific  acreage  of  active  park  uses  for  sports  fields  or  the  master  plan  cannot  be

considered  in conformance  with  this  unique  General  Plan land  use designation.

Costa  M esa  G en  eral  Pl  an  l L U - 51
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Aerial

:.7x:.#

General  Plan:  Land  Use Designation

Key  Map

General  Plan  Designations

Low Density  Residential  (8 du/ac)

 Medium  Density  Residential  (12 du/ac)

ffiffl  High Density  Residential  (20 du/ac)

 General  Commercial

 Neighborhood  Commercial

 Multi-Use  Center

 Golf  Course

Baseline  (2015)

Beds...............300

Total  Area.......l02.6  Acres

Land  Use Plan

Land Use Designation

Residential  Units

Open Space  Acres

Public/Institutional

Multi-Use  Center

2,300

Minimum  25.6 acres (25%)

0.25 FAR

Figure  LU-8:

Multi-Use  Center
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Table  LU-14:  Multi-Use  Center  Designation

"ulti-"fThac"fit'-fl'\"fffl
Density  (DLI/AC)

Total  Llnits

Floor-Area  Ratio (FAR)

Building  Square  Feet

Dedicated  Open Space

60 DU/AC

2,300

0.25 Public  Facilities/Institutional/  Recreational

N/A

25% - approximately  25.6 acres of  Open Space

Trip Budget

Maximum  trip  budget  for  this  area is 557 A.M. and 669 P.M.

Building  intensity  shall not exceed maximum  allowable

development  set forth  by the trip budget,  unless it is

necessary  to realize  the residential  site capacity  identified

for  the  site  in the  sites  inventory  of  the Housing  Element.

Land  Use  Overlays  and  Urban  Plans

The City  has adopted  land use overlays  that  are intended  to encourage  reuse  and revitalization  of

underutilized  properties.  The incentives  provided  expand  land uses, provide  development  flexibility,

stimulate  economic  growth,  and create  integrated  areas  complementary  to the  surrounding  environs.

Refer  to Figure  LU-9  for  the  location  of  the  Overlay  and  Urban  Plan boundaries.  The  density,  FAR, height,

and trip  generations  may  be modified  accordingly  to accommodate  the residential  site capacity,  or

density,  for  the  housing  opportunity  sites  identified  within  the  sites  inventory  of  the  Housing  Element.

Mixed-Use Overlay Zone/Urban  Plan Areas
Mixed-use  development  projects  are intended  to provide  additional  housing  opportunities  in the  City  by

combining  residential  and nonresidential  uses  in an integrated  development.  Additionally,  this  type  of

development  is intended  to revitalize  areas  of  the  City  without  exceeding  the  capacity  of  the  General  Plan

transportation  system.  Mixed-use  developments  shall  be implemented  through  an adopted  urban  plan

and  shall  be identified  on the  Zoning  Map  with  the  mixed-use  overlay  district.  The  mix  of  uses  can occur

in either  a vertical  or  horizontal  design.

C o s t a M e s a G e n e r a l Pla  n l L U - 5 3

- 55 -



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

(-""';l

I Qlyol
V Fotinlan

vallOV

tl Gailiekl Avti !'

ii

ti ,i

'4, ;  fil

F IllVl'Ay
"11'4

0rqe
coaal

(:@l'lk)11

i@a'-, ii ii

i-i' :l  '  i:

si,)t5.thital I

S 7.("'ai

T-'-i-! ;1' i..tyol

I IL

P I IWI

:ily  u(
Se'ivpoit Beacn

Land Use Overlays

T+  Residential Incenilve Overlay (30 du/ac)

Llrban  Plans  and  Specific  Plan
r'---'t"-'-'-"t  " "

0 1 ,00(P.OOO

Source:  City  of Cosla  Mesa.  2016.

I

4.000  6,000

I Fppt

8,000

::,:,-444a'-;;  MesaWestResidentia)

$IaJJJ5  0ne  Metro West
General  Plan  Amendments:

GP 18-03,  Adopted  Nov.  13,  2018

GP 20-01,  Adopted  Jul. 20, 2021

PGPA-24-01,  Adopted  July  15,  2025

LU-54  l Costa  Mesa  General  Plan
- 56 -



L a n d U s e E 1 e m e n t

Housing  types  shail be identified  in the applicable  urban  plan and may include  live/work  units  and

commercial/residential  units, where  the residential  uses are located  above or adjacent  to the

nonresidential  component.  Nonresidential  uses may include  office,  retail,  business  services,  personal

service,  public  spaces  and uses, and other  community  amenities.

In conjunction  with  areas  that  are designated  with  the  mixed-use  zoning  overlay  district,  the  maximum

FAR is 1.0.  An increase  to 1.25  FAR may  be allowed  for  mixed-use  plans  exhibiting  design  excellence.  In a

mixed-use  overlay  district  area,  the  FAR includes  both  residential  and non-residential  components.  Table

LU-15:  Overlay  and  Urban  Plan  Residential  Density,  lists  the  appropriate  land uses and  the  necessary  base

zoning  district  where  mixed-use  development  is permitted.

Table  LU-IS:  Overlay  and  Urban  Plan  Residential  Density

Commercial-Residential 30 du/acre

Neighborhood  Commercial

General Commercial 30 du/acre 20 DU/A 40D/A' 1.00/a
1.25  FAR

Light Industry 40D/A'

Commercial  Center

Notes: "  The densi(y, FAR, height, and trip generations may be modified accordingly to realize the residential site capaciffl, or densiff,
for  the housing opportuniffl  sites identified within the sites inventory  of  the Housing Element.

1. The SoBECA Overlay has a maximum capac% of  450 residential  units over the entire district, with individual  projects
having a maximum densil  of  40 dwelling umts per acre. However, sites identified as housing opportunil  sites within the
sites inventory  of  the Housing Element shall be allowed to develop the site according to the specified densiffl therein.

2. Under the Westside Urban Plans, a maxfmum FAR of I.O is allowed for  mixed-used projects that include a residential
component. An increase to 1.25 FAR may be allowed for  mixed-use plans exhibiting design excellence. FAR calculations are
based on the total site area (subarea) of the commercial component and does include the residential site area.

3. SeeMulti-UseCenterdiscussionfordensilandFARstandardsfortheFairviewDevelopmentalCentersite.

C o s t a M e s a G e n e r a I Pla  n  I L U - 5 S
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Residential  Incentive  Overlay

The Residential Incentive Overlay allows the maximum 30 du/acre unit residential density option at

strategic  locations  along  Harbor  Boulevard  and Newport  Boulevard.  The Residential  Incentive  Overlay

expands  development  opportunities  on commercial  properties  not  developed  to their  full  potential  or

supporting  outdated  buildings  and  underperforming  uses.

Maximum  building  height  is three  stories,  provided  privacy  concerns  of  adjacent  established  residential

neighborhoods  are  adequately  addressed  through  the  setback  of upper  stories  or other  design

approaches.  Housing  within  the  Residential  Incentive  Overlay  is limited  to  a maximum  density  of  30 units

per  acre.  See Table  LU-16:  Residential  Incentive  Overlay  and  Figures  LU-10  and  LU-11.

Table  LU-16:  Residential  Incentive  Overlay

Density  (DU/AC)

arbor  Boulevard

Units ewport  Boulevard

otal  Units

LU-56 C o s t a M e s a G e n e r a I Pla  n

- 58 -



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

Aerial
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General  Plan:  Overlay
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Land  Use Deslgnatlons

Low Density Resklenllal (8 du/ac)

Medtum Density Reskienlia1 (12 du/ac)

High Dsnaity Residential (20 du/ac)

Neighborhood Commercial

Qensral Commercial

Ligm Industrial

Golf Course

Publkjlnstltuiional

Baseline  (2015)

Total  Area.............................9.45  acres
Residential  Units..,....,,.....,...0
Commercial  Square  Feet.....l49,976

Land  Use  Plan

Density...........................,...,.30  du/ac

Residential  Units..................361  Max
Commercial  Square  Feet....149,976  Max

% PerseitlementagreementexecutedonJune21,2018,
tha project  at 2277 Harbor  Blvd- (APN  422-163-31)
shall  not exceed  200 units im,luding  nine (9)
very  low-income  units subject  to a fmy-five  (55)-year
resliktiva  covenant

REVISED  Nov.  13,  2018:

General  Plan  Amendments:

* GP 18-03,  Adopted  Nov.  13,  2018

Figure  LU-10:

Residential

Incentive  Overlay:

Harbor  Boutevard
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Aerial General  Plan: Overlay

land  use Deslgnatlon*

J

aa

LOVl Density Resklenilal (B du/ac)

Madliim Density Restdentlgl(12 du/ac)

High Denslky Realdanlial  (20 du/ac)

Commercial-Resldenllal  (17 4 du/ac)

Ne%)h5othood Commsrcial

Geneml Commercial
Light  Intlustrlal

Golf Coiiise

FaJounds
Publk:nnslitutlonal

General  Plan Amendments:

GP 18-03,  Adopted  Nov. 13, 20"l8

PGPA-24-01,  Adopted  July 15, 2025

Baseline  (2015)

Total  Area.............................9.45  arces

Residential  Units.....,.......,....O

Commercial  Square  Feet.....43,208

Land  Use  Plan

Density

Residential Units
30 du/acre

117

Figure  LU-I  1:

Residential

Incentive  Overlay:

Newport  Boulevard
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South  Bristol  Entertainment  & CulturalArts  (SoBECA)  Overlay  and  Urban  Plan
The  SoBECA  Overlay  applies  to properties  within  the  SoBECA  Urban  Plan  area.  Allowed  uses  include  a mix

of housing and retail/service commercial businesses,  light  industrial  uses, creative  studios,  retail

campuses,  and entertainment  and restaurant  uses that  attract  local  residents  and  visitors.  Permitted

development  approaches  are mixed-use  development  that  combines  residential  and  commercial  uses,  as

well  as stand-alone  commercial  and residential  uses.  This  designation  emphasizes  commercial  uses  and

aims  to expand  the  established  innovative,  eclectic,  and unique  uses that  support  homegrown  and

incubator-type  businesses  important  to the  local  economy.  The integration  of  innovative  public  spaces

and "hangout"  areas  for  special  events  are  highly  encouraged.

The maximum  residential  density  within  the  SoBECA  overlay  is 40 units  per  acre.  A maximum  1.25  FAR

applies  to  mixed-use  buildings  that  integrate  residential  and  commercial  uses.  Stand-alone  commercial  or

industrial  buildings  have  a maximum  1.O FAR. The  maximum  building  height  for  all projects  is four  stories.

The  maximum  number  of  residential  units  allowed  within  the  entire  SoBECA  Urban  Plan  area  is 450  units.

See Table  LU-17:  SoBECA  Mixed-Use  Overlay.  See also  Figure  LU-12:  SoBECA  Mixed-Use  Overlay.  However,

the  density,  FAR, and height  may  be modified  accordingly  to realize  the residential  site  capacity,  or

density,  for  the  housing  opportunity  sites  identified  within  the  sites  inventory  of  the  Housing  Element.

Table  LU-17:  SoBECA  Mixed-Use  Overlay

Density  (DU/AC)

Units

Floor-Area  Ratio  (FAR)

Building  Square  Feet

/A

91,000

DU/AC

ot to exceed  450 units  for  Overlay

50

.00 to 1.25

20,359

C o s t a M e s a G e n e r a l  Pl  a n LU-59

- 61 -



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

Aerial Key  Map

General  Plan  Designations

Low Density Residential (8 du/ac)

 Medium Density Residential (12 du/ac)

 High Density Residential (20 du/ac)

 General Commercial

Light Industrial

 Public/Institutional

General  Plan:  Overlay

LU-60 C osta  M esa  G eneral  Plan

SoBECA  Overlay

Individual residential projects cannot exceed

40 dwelling units per acre, unless the site is a

housing opportunity site, then the density may

increase to align with the density identified

within the sites inventory of the Housing

Element.

Baseline  (2015)

Units................0

Square Feet.....491,000

Acres...............39.2  At,res

Land Use Plan

Units........................450  Maximum

Square Feet...........420,359

FAR.........................1.00  to 1.25 FAR
Density.....................40  DU/AC"

"  Density may be increased to the densities identified
for housing opportunity sites within the sites inventory
or the Housing Element.

Figure  LU-12:

SoBECA  Urban  Plan
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Harbor  Mixed-Use  Overlay
The Harbor  Mixed-Use  Overlay  applies  to select  areas  along  Harbor  Boulevard,  between  Wilson  Street

and  Igth  Street.  The  intent  is to  introduce  a diverse  mix  of  uses,  with  the  objective  of  creating  a much  more

integrated,  walkable,  and  complementary  balance  of  creative  residential  and  retail  spaces,  neighborhood-

serving  retail  and commercial  services,  and residential  uses along  the  southern  portion  of Harbor

Boulevard  that  intersects  with  Igth  Street.  The  designation  allows  residential  development  at up to 20

dwelling  units  per  acre.  A maximum  1.25  FAR applies  to projects  that  consist  of both  residential  and

commercial  mixed  uses;  maximum  building  height  is four  stories.  See Table  LU-18:  Harbor  Mixed-Use

Overlay  and  Figure  LU-13.  However,  the  density,  FAR, and  height  may  be modified  accordingly  to realize

the  residential  site  capacity,  or  density,  for  housing  opportunity  sites  identified  within  the  sites  inventory

of  the  Housing  Element.

Table  LU-18:  Harbor  Mixed-Use  Overlay

Density  (DU/AC)

Units

Floor-Area  Ratio (FAR)

Building  Square  Feet

/A

37,300

0 DU/AC

91

00 to 1.25

21,000  of Commercial

Westside  Urban  Plans
In April  2006,  the  City  adopted  three  Westside  urban  plans  that  created  overlay  zones  in designated  areas

of the Westside:  The 19 West Urban Plan, the Mesa West Bluffs Urban Plan, and the Mesa West

Residential  Ownership  Urban  Plan.  Development  proposed  within  the  Westside  Urban  Plans  requires

approval  of  a Master  Plan  pursuant  to  the  City  of  Costa  Mesa  Municipal  Code.  However,  the  density,  FAR,

and height  may  be modified  accordingly  to realize  the  residential  site  capacity,  or density,  for  housing

opportunity  sites  identified  within  the  sites  inventory  of  the  Housing  Element.

C o s t a M e s a G e n e r a l Pla  n I L U - 61
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Aerial

General  Plan:  Overlay

Key  Map

General  Plan  Designations

Low Density Residential (8 du/ac)

ffi  Medium Density Residential (12 duiac)

a  High Dsnslty Resldential (20 du/ac)

 General Commercial

Harbor  Mixed-Use  Overlay  *
General Plan land use overlay that allows a maximum residential

density of20  dwelling units per acre. Mixed-use projects tha( do

not include residential components can be developed at a
1.00 FAR. Mixed-use projects with both residential and

commerical components can be developed at 1.25 FAR.

Baseline  (2015)

Residential Units................................13

Commercial Square Feet.....................337,300

Total Area............................................24.6  acres

Residential Units............  .......491

Commercial Square Feet.....................321,000

Density..... ............20 DU/AC

FAR............... .........1.00 to 1.25 FAR

" The total residential units, density and FAR may be modified

to realize the residential site capacity, or density, of the housing

opportunity sites identified within the sites inventory of the

Housing Element.

Figure  LU-13:

Harbor  Mixed-Use  Overlay

LU-62 Costa  Mesa  General  Plan
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19  West  Urban  Plan

The 19  West  Urban  Plan  provides  commercial  and residential  mixed-use  opportunities  primarily  along

West  Igth  Street  and Harbor  Boulevard,  at a cluster  of properties  between  Newport  Boulevard  and

Superior  Avenue,  and at the  south  side  of  Victoria  Street  and Placentia  Avenue.  This  mixed-use  overlay

zone  (over  the  Commercial  and  Industrial  base  districts)  is intended to promote  commercial/residential

mixed-use  development,  encourage  adaptive  reuse,  stimulate  private  investments  and improvements,

promote  new  housing  types,  and meet  housing  demand.  Development  is subject  to the trip  budget

established  in the  Zoning  Code.

Mesa  West  Bluffs  Urban  Plan

The Mesa West Bluffs Urban Plan encompasses approximately  277 acres and was adopted to provide an

overlay zone encouraging the development  of live/work  units or residential development,  with the goal

of revitalizing  and providing new high-quality  residences. The Mesa West Bluffs Urban Plan applies to

industrial  properties  predominantly  south  of  IBth Street,  north  of  15th Street,  and  along  Placentia  Avenue.

The Urban Plan intends to stimulate live/work  and residential development  without  exceeding the

development  capacity  of the General  Plan transportation  system.  With  regard  to industrial  uses,

established  industrial  uses  may  continue  and  expand.  New  residential  development  must  recognize  long-

established  industrial  uses  and be designed  to minimize  conflicts.  New  creative  industrial  workspace  is

permitted,  provided  that  activities  limit  or  confine  noise,  dust,  and  vibration  impacts.

Mesa  West  Residential  Ownership  Urban  Plan

The  Mesa  West  Residential  Ownership  Urban  Plan encompasses  approximately  238 acres located

between  Victoria  Street  and 17th Street,  west  of SR-55.  The objective  of  the  Mesa  West  Residential

Ownership  Urban  Plan is to promote  economic  viability  in existing  medium-density  and high-density

residential  areas,  encourage  the  conversion  of  existing  rental  apartments  to  residential  common-interest

development  (i.e.,  condominiums,  planned  unit  developments),  and  encourage  new  residential  common-

interest  development  to improve  the  balance  between  rental  and  ownership  opportunities.

The Mesa  West  Residential  Ownership  Urban  Pfan provides  flexible  development  regulations  to create

additional  incentives  for  new  development.

See Figure  LU-14:  Westside  Urban  Plans,  for  the  location  and  boundaries  for  each  Westside  Urban  Plan.

C os ta M esa  Ge ne  ral  Pl  an  l L U - 6 3

- 65 -



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

i

f

sa

f  i

{, k, l . i

4

!II 0ll&-.
+l%l:n"

11

Westslde  urban  Ptans Soiiice  Cny of (:oshi  )i'lcsii ;1[115

C I'jl9  West Urban Plan
1 fillet

Mega  West  Bluffs  Urban  Plan

Mesa West Residentiai
Figure  LU-14:  Westside  Urban  Plans

L U - 6 4 l C, osta  M esa  G e n e ral  Pla  n
- 66 -



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

General  Plan  and  Zoning  Ordinance

Consistency
The  relationship  between  the  General  Plan  land  use designations  and zoning  districts  is shown  in Table

LU-19:  General  Plan and  Zoning  Consistency.  This  table  indicates  how  properties  will  be zoned  to be

consistent  with  the  General  Plan Land  Use Plan. The  Zoning  Ordinance  has the  following  Zoning  Districts:

Single-Family  Residential  (Rl)

Multiple-Family  Residential,  Medium  Density  (R2-MD)

Multiple-Family  Residential,  High  Density  (R2-HD)

Multiple-Family  Residential  (R3)

Administrative  and  Professional  (AP)

Commercial  Limited  (CL)

Local  Business  (Cl)

General  Business  (C2)

Shopping  Center  (Cl-Sl)

Town  Center  (TC)

Off-Street  Parking  (P)

Institutional  and  Recreational  (I & R)

Institutional  and  Recreational  - School  (I & R-Sl)

Institutional  and  Recreational  - Multi-Use  (l &R-MLT)

General  Industrial  (MG)

Industrial  Park  (MP)

Planned  Development  Residential  (PDR)

Planned  Development  Commercial  (PDC)

Planned  Development  Industrial  (PDI)

Mixed-Use  Overlay  District  (MU)

Residential  Incentive  Overlay  District  (Rl)

C osta  M esa  G e n eraI  Pla  n l L U - 6 S
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Table  LU-19:  General  Plan  and  Zoning  Consistency

Land  Use  Plan  Designations  Consistent  Zoning  Classification

Low  Density Rl,  PDR-LD,  I&R,  I&R-S

Medium  Density Rl,  R2-MD,  PDR-MD,  I&R,  I&R-S,  MU

High  Density R2-MD,  R2-HD,  R3, PDR-HD,  PDR-NCM,  I&R,  I&R-S,  MU,  Rl

Commercial-Residential AP, CL, Cl,  PDC, R2-MD,  R2-HD,  PDR-MD,  PDR-HD,  Rl

Neighborhood  Commercial CL, Cl,  AP

General  Commercial CL, Cl,  C2, Cl-S,  PDC,  AP,  Rl, MU

Commercial  Center Cl,  C2, Cl-S,  PDC,  AP

Regional  Commercial PDC

Urban  Center  Commercial PDC

Cultural  Arts  Center TC

Multi-Use  Center I&R-MLT

Industrial  Park MG,  PDI, CL

Light  Industrial MP,  PDI, CL

Public  and  Institutional I&R,  I&R-S

Golf  Course I&R

Fairgrounds I&R

Fairview R2-MD,  R2-HD,  R3, I&R

Off-Street Parking (P) zoning class4'cation is consistent  witli any land use plan designation, with the
exception of  Low Densiff.

Residential development  shall be allowed, regardless of  the underlying  zoning or land use designations,
for  any housing opportun%  site identified  within  the sites inventory  of  the Housing Element, including
any densities identified  therein.

Revised  February  20,  2019

Consistent  with  Table  LU-9

of  2002  General  Plan
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Housing  and  Employment  Projections
Providing  a land  use  arrangement  that  encourages  a correlation  of employment  and  housing

opportunities  is a local  and regional  responsibility.  Providing  sufficient  commercial  land to support

residential  development  is primarily  a local  responsibility,  although  commercial  uses serving  regional

needs  are  provided  as well.  Sufficient  land  must  also  be established  to meet  the  recreational  needs  of  the

local  community,  although  regional  needs  are  often  accommodated  by land  within  individual  cities.  Table

LU-20:  General  Plan  Land  Use 2035,  identifies  the  projected  future  growth  and implications  of  the  Land

Use Plan.

Table  LU-20:  General  Plan  Land  Use  2035

Residential

Single-Familyl 2,088.2 14,210 14,811

Multi-Family2 1,720.2 28,413 37,291

Non-Residential

Commercial-Residential 47.9 543,000 455,200

Neighborhood  Commercial 40.5 338,000 472,100

General  Commercial 616.3 2,254 7,065,300 8,556,100

Commercial  Center 117.5 2,215 733,000 1,075,800

Urban  Center  Commercial 126.3 1,735 4,550,700 5,581,200

Cultural  Arts  Center 57.3 851 2,673,300 4,869,800

Regional  Commercial 147.9 1,959 2,723,700 3,260,800

Industrial  Park 632.6 3,626 8,684,500 9,895,000

Light  Industrial 378.1 1,668 4,402,500 2,838,000

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

Golf  Course 553.7 84,200 84,200

Fairgrounds 150.0 454,450 1,020,400

Multi-Use  Center 102.6 2,300 279,000

Totals 8,044.5 42,623 68,690 33,916,000 42,553,000

Notes:'  Theresidentialdwellingumtsadded:otheLandUseDesignationsfor;'035reflectthesitecapaci'ff
identified  within  the sites inventory  of  the Housing Element. The total  unit  counts are not intended to
reflect  a maximum  build-out  scenario.

1. Includes Low-Densil  Residential  General Plan land use designation.
2. lncludes Medium-Dens%,  High-Densiff,  and Commercial-Residential,  Overlays General Plan land use

designations.

General  Plan Amendment:

PGPA-24-02,  Adopted  August  5, 2025
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Goals,  Objectives,  and  Policies
Maintaining  and  enhancing  the  great  quality  of  life  in Costa  Mesa  is the  foundation  of  this  General  Plan.

The City  will  look  towards  focusing  future  change  within  targeted  growth  areas.  Some  of  these  areas

already  have  a mix  of  commercial,  office,  hotel,  and  residential  uses,  and  are  located  along  roadways  that

will  be enhanced  with  "Complete  Streets"  features  (see  Circulation  Element),  improved  landscaping,  and

expanded  public  spaces  (such as parks  and plazas).  In turn,  the City  will  also protect  and enhance

neighborhoods  throughout  Costa  Mesa  to  ensure  these  largely  residential  areas  continue  to  provide  value

to residents  and  the  community  as whole.

Foremost,  attention  will  be given  to protecting  the  character  and quality  of  residential  neighborhoods,

including  those  features  that  distinguish  an area,  such as building  scale,  historical  structures,  well-

maintained  rental  housing,  mature  vegetation,  and  attractive  streetscapes.

Goal  LU-I:  A Balanced  Community  with  a Mix  of  Land

Uses  to  Meet  Resident  and  Business  Needs

Objective  LU-IA. Establish and maintain  a balance of  land uses throughout  the community  to

preserve the residential  character  of  the City at a level no greater  than con be

supported  by the infrastructure.

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-1.2 Balance  economic  gains  from  new  development  while  preserving  the  character

and  densities  of  residential  neighborhoods.

Policy  LU-1.3 Strongly  encourage  the  development  of residential  uses  and owner-occupied

housing  (single-family  detached  residences,  condominiums,  townhouses)  where

feasible  to  improve  the  balance  between  rental  and  ownership  housing

opportunities.

Policy  LU-1.4 Promote  housing  and  employment  opportunities  within  planned  development

areas  to  the  extent  feasible.

Policy  LU-1.5 Maintain  a land use structure  that  strives  to balance  jobs  and housing  with

available  infrastructure  and  public  and  human  services.
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Goal  LU-2:  Preserve  and  Protect  Residential

Neighborhoods

Objective  LU-2A. Promote  land  use  patterns  and  development  that  contribute  to  community  and

neighborhood  identity.

Policy  LU-2,1 In the event  of damage  or destruction,  allow  any legal conforming  use  in

existence  at the time  of adoption  of the General  Plan that  is located  in a

nonconforming  development  to  be rebuilt  to  its original  building  intensity,  as long

as any  such  rebuilding  would  not  increase  the  development's  nonconformity,  and

the  damage  or destruction  was  in no way  brought  about  by intentional  acts  of

any  owner  of  such  use or  property.

Policy  LU-2,2 Pursue  maximum  use of  utility  company  funds  and resources  in undergrounding

existing  overhead  lines,  and  encourage  undergrounding  of  utilities  in the  public

right-of-way  for  residential  deve!opment  consisting  of  five  units  or  more,  to  the

extent  feasible  and  practical.

Policy  LU-2.3 Develop  standards,  policies,  and other  methods  to encourage  the  grouping  of

individual  parcels  to eliminate  obsolete  subdivision  patterns  and to provide

improved  living  environments  while  being  consistent  with  the  neighborhood

character  of  the  surrounding  community.

Policy  LU-2.4 Do not  allow  "rounding  up"  when  calculating  the  number  of  permitted  residential

units,  except  for  lots  existing  as of  March  16,  1992,  zoned  R2-MD  that  have  less

than  7,260  square  feet  in area,  and  no less than  6,000  square  feet,  where  density

calculation  fractions  of  1.65  or  greater  may  be rounded  up to  two  units.

Policy  LU-2.5 Allow  creation  of parcels  without  street  frontage  if sufficient  easements  are

provided  for  planned  developments  or  common-interest  developments

consistent  with  the  neighborhood  character.  This  policy  does  not  apply  to small

lot  subdivisions.

Policy  LU-2.6 Encourage  increased  private  market  investment  in declining  or deteriorating

neighborhoods.

Policy  LU-2.7 Permit  the  construction  of  buildings  over  two  stories  or  30 feet  only  when  it can

be shown  that  the  construction  of such structures  will  not  adversely  impact

surrounding  developments  and  deprive  existing  land  uses  of  adequate  light,  air,

privacy,  and  solar  access.

Policy  LU-2.8 Limit  building  height  to four  stories  above  grade  south  of  the  1-405 Freeway,

except  for  special  purpose  housing  such as elderly,  affordable,  or student

housing,  unless  otherwise  approved  by a General  Plan amendment.  (A four-

story/five-level  parking structure  with roof deck parking on the fifth level is

considered  a four-story  structure.)  The  height  limitation  may  be increased  further
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to realize  the  residential  site  capacity,  or density,  of housing  opportunity  sites

identified  within  the  sites  inventory  of  the  Housing  Element.

Policy  LU-2.9 Require  appropriate  building  setbacks,  structure  orientation,  and placement

windows  to consider  the  privacy  of  adjacent  residential  structures  within  the

same  project  and  on adjacent  properties.

Policy  LU-2.10 Promote  lot  consolidation  of residential  properties  to the  extent  feasible  and

practical,  including  the  creation  of  larger  single-family  residential  lots  that  exceed

the  minimum  6,000-square-foot  requirement  in  neighborhoods  where  the

prevailing  residential  subdivision  pattern  features  larger-sized  residential  lots.

Policy  LU-2.11 Ensure  adequate  noise  attenuation  in urban  design,  such as walls  for  sound

attenuation,  development  of landscaped  greenbelts,  provision  of landscape

berms,  etc.

Goal  LU-3:  Development  that  Maintains  Neighborhood

Integrity  and  Character

Objective  LU-3A. Establish  policies,  standards,  and procedures  to minimize  blighting  influences,

and  maintain  the integrity  of  stable  neighborhoods.

Policy  LU-3.1 Protect  existing  stabilized  residential  neighborhoods,  including  mobile  home

parks  (and  manufactured  housing  parks),  from  the  encroachment  ofincompatible

or potentially  disruptive  land uses and/or  activities.

Policy  LU-3.2 Actively  enforce  existing  regulations  regarding  derelict  or  abandoned  vehicles,

outdoor  storage,  and  substandard  or  illegal  buildings,  and  establish  regulations

to abate  weed-filled  yards  when  any  of  the  above  are deemed  to constitute  a

health,  safety,  or  fire  hazard.

Policy  LU-3.3 Continue  code  enforcement  as a high  priority  with  regard  to the  regulation  of

property  maintenance  standards  citywide.

Policy  LU-3.4 Ensure  that  residential  densities  can be supported  by the  infrastructure  and  are

compatible  with  existing  residential  neighborhoods  in the  surrounding  area.

Policy  LU-3.5 Provide  opportunities  for  the  development  ofwell-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.

Policy  LU-3.6 Facilitate  revitalization  of  aging  commercial  centers  by working  with  property

owners,  developers,  local  businesses,  and other  community  organizations  to

coordinate  efforts.
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Policy  LU-3.7 Promote  development/design  flexibility that encourages older or poorly
maintained  high-density  residential  uses  to  be rehabilitated.

Policy  LU-3.8 Ensure  that  new  development  reflects  existing  design  standards,  qualities,  and

features  that  are  in context  with  nearby  development  and  surrounding  residential

neighborhoods.

Policy  LU-3.9 Locate  high-intensity  developments  or high-traffic-generating  uses away  from

low-density  residential  in order  to buffer  the  more  sensitive  land  uses  from  the

potentially  adverse  impacts  of  the  more  intense  development  or  uses.

Policy  LU-3.10 Minimize  effects  of  new  development  on  the  privacy  and  character  of

surrounding  neighborhoods.

Policy  LU-3.11 Promote  small-lot  residential  development  on long,  narrow,  single  parcels  or

combined  residential  lots.

Policy  LU-3.12 Ensure  that  new  development  reflects  existing  design  standards,  qualities,  and

features  that  are  in context  with  nearby  development.

Policy  LU-3,13 Prohibit  construction  of  buildings  which  would  present  a hazard  to  air  navigation,

as determined  by the  Federal  Aviation  Administration  (FAA).

Policy  LU-3.14 Certain  development  proposals  which  may  include  the  construction  or  alteration

of  structures  more  than  200  feet  above  ground  level  may  require  filing  with  the

Federal  Aviation  Administration  (FAA)  and  Airport  Land Use Commission  (ALUC)

pursuant  to federal  and State  law.  If a filing  requirement  is determined  to be

necessary in accordance with the procedures provided by State/federal  agencies,
the  filing  of  a Notice  of  Proposed  Construction  or  Alteration  (FAA  Form  7460-1)

shall  be  required  prior  to  review  and  consideration  of  the  proposed

development."  Land Use Element  (page  LU-18)  refers  to the  threshold  stated

above.  It shall  be amended  to refer  to Filing  FAA Form  7460-1  Notice  of

Construction  and  Alteration,  and  not  to  Form  7480-1.

Policy  LU-3.15 The City  will  ensure  that  development  proposals,  including  the  construction  or

operation  of  a heliport  or helistop  comply  fully  with  permit  procedures  under

State  law,  including  referral  of  the  project  to the  ALUC  by the  applicant,  and  with

all conditions  of approval  imposed  or recommended  by the Federal  Aviation

Administration,  ALUC,  and  Caltrans,  including  the  filing  of  Form  7480-1  (Notice  of

Landing  Area  Proposed)  with  the  FAA. This  requirement  shall  be in addition  to  all

other  City  development  requirements.

Policy  LU-3.16 The City  shall  refer  certain  projects  to the  Airport  Land Use Commission  for

Orange  County,  as required  by Section  21676  of the  California  Public  Lltilities

Code  to determine  consistency  of  the  project(s)  with  the  Airport  Environs  Land

Use Plan  for  John  Wayne  Airport.
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Policy  LU 3.17 New  residential  developments  within  the  60 dB CNEL noise  contour  ofthe  airport

shall  provide  designated  outdoor  signage  informing  the  public  of  the  presence  of

operating  aircraft.

Goal  LU-4:  New  Development  that  Is  Sensitive  to  Costa

Mesa's  Environmental  Resources

Objective  LU-4A. Encourage  new  development  and  redevelopment  that  protects  and  improves

the quality  ofCosta  Mesa's  natura/  environment  and  resources.

Policy  LU-4.1 Ensure  that  appropriate  watershed  protection  activities  are applied  to all new

development  and significant  redevelopment  projects  that  are subject  to the

National  Pollutant  Discharge  Elimination  System  Stormwater  Permit  during  the

planning,  project  review,  and  permitting  processes.

Policy  LU-4.2 Avoid  conversion  of  areas  particularly  susceptib!e  to erosion  and  sediment  loss

(e.g., steep slopes) and/or  establish  development  guidelines  that  identifies  these

areas  and  protects  them  from  erosion  and  sediment  loss.

Policy  LU-4.3 Preserve or restore areas that provide water quality benefits and/or  are

necessary  to maintain  riparian  and  aquatic  biota.

Policy  LU-4.4 Promote  site  development  that  limits  impact  on  and  protects  the  natural  integrity

of  topography,  drainage  systems,  and  water  bodies,  and  protect  the  integrity  of

the  bluff  crest.

Policy  LU-4.5

Policy  LU-4.6

Promote  integration  of  stormwater  quality  protection  into  construction  and  post-

construction  activities,  as required  by the NPDES Stormwater  Permit  and the

City's  Local  Implementation  Plan.

Incorporate  the  principles  of  sustainability  into  land  use planning,  infrastructure,

and  development  processes  to reduce  greenhouse  gas emissions  consistent  with

State  goals.

Goal  LU-5:  Adequate  Community  Services,

Transportation  System,  and  Infrastructure  to  Meet

Growth

Objective  LU-5A. Ensure availability  ofadequate  communityfacilities  and  provision  ofthe  highest

level  of  public  services  possible,  taking  into  consideration  budgetary  constraints

and effects  on the surrounding  area.
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Policy  LU-5.1 Pursue  annexation  of certain  areas  within  the City's  Sphere  of Influence  to

provide  land  use regulation  and  city  services  within  its jurisdiction.

Policy  LU-5.2 Strongly  encourage  protection  and preservation  of existing  but  underutilized

school  sites  for  future  recreational,  social,  or  educational  uses.

Policy  LU-5.3 As appropriate  and  timely,  consider  the  establishment  of  development  impact

fee  program(s)  to fund  additional  fire  and  police  personnel,  library  facilities,  and

related  equipment  to  meet  the  demands  of  additional  growth  in the  City.

Policy  LU-5.4 Require  appropriate  site  and environmental  analysis  for  future  fire  and police

station  site  locations  or  for  the  relocation  or closure  of  existing  fire  and police

facilities.

Policy  LU.5.5 Ensure  that  new  development  pays  its fair  share  of  impact  fees  such  as park  fees

and traffic  impact  fees.  This  can also  include  impact  fees  related  to  community

services  (police  protection  services  and fire  emergency  response  services)  or

library  facilities,  once  adopted  and  applicable.

Policy  LU-5.6 Promote  development  of  revenue-generating  land  uses  to help  defray  the  costs

of  high  quality  public  services.

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-5.8 Include  an evaluation  of  impacts  on utility  systems  and infrastructure  in EIRs for

all major  general  plan  amendment,  rezone,  and  development  applications.

Policy  LU-5.9 Phase  or  restrict  future  development  in  the  City  to  that  which  can  be

accommodated  by infrastructure  at the  time  of  completion  of  each  phase  of  a

multi-phased  project.

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,  unless  the  site  is identified  as a housing  opportunity  site  within

the  sites  inventory  of  the  Housing  Element,  then  the  density  and  intensity  may  be

modified  to realize  the  residential  site  capacity,  or  density,  identified  therein.

Building  intensities  for  proposed  new  development  projects  shall  not  exceed  the

applicable  floor  area  standards,  except  for  the  following  conditions:

(a) Limited  deviations  from  the graduated  floor-area  ratio  standards  for  the

commercial  and  industrial  land  use designations  may  be approved  through  a

discretionary  review  process.  No deviation  shall  exceed  a O.05  increase  in the

FAR in the  moderate  traffic  category,  and  no deviation  shall  be allowed  in the

very  low,  low,  and  high  traffic  categories.  Deviations  from  the  FAR standards

shall  not  cause  the  daily  trip  generation  for  the  property  to  be exceeded  when

compared  to the existing  daily  trip  generation  for  the  site without  the
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proposed  project  or  maximum  allowable  traffic  generation  for  the  Moderate

Traffic  FAR category,  whichever  is greater.

(b) Additions  to existing  nonconforming  nonresidential  developments  may  be

allowed  if the  additions  do  not  affect  the  overall  traffic  generation

characteristics  of  the  development  and  if the  additions  do not  substantially

affect  the  existing  height  and  bulk  of the  development.  Additions  to

nonresidential  developments  shall  be limited  to those  land  uses  with  traffic

generation  rates  based  on variables  other  than  building  area  square  footage.

Examples of such additions include, but are not limited to: 1) Hotels/motels:
Increases  in the  size of  hotel  rooms  or  lobbies  where  no increase  in the  total

number  of rooms  is proposed,  and  2) theaters:  Increases  to "back-stage"

support  areas  or  lobbies  where  no increase  in the  total  number  of  seats  is

proposed.

(c)  In the  above  conditions,  the new  development  shall  be compatible  with

surrounding  land  uses.

(d) Additional  criteria  for  approving  deviations  from  the  FAR standards  may  be

established  by policy  of  the  City  Council.

Policy  LU-5,11 Development  plans  shall  be required  for  all phased  development  and  approvals

and  shall  be approved  by  the  Planning  and  Transportation  Services  Divisions  prior

to  the  issuance  of  building  permits.

Policy  LU-5.12 Development  plans  shall  include  an overall  buildout  plan,  which  can demonstrate

the  ability  of the  circulation  system  to  support  the  proposed  level  of

development.

Policy  LU-5.13 The City  shall  continue  its annual  preparation  of  the  Development  Phasing  and

Performance  Monitoring  Program.  The annual  review  will  specifically  address

major  intersection  operations  in any  mixed-use  overlay  area.

Goal  LU-6:  Economically  Viable  and  Productive  Land

Uses  that  Increase  the  City's  Tax  Base

Objective  LU-6A: Ensure the long-term  productivity  and viabifity  of the community's  economic

base.

Policy  LU-6.1 Encourage  a mix  ofland  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-6.3 Continue  to  prioritize  commercial  and  industrial  park  use of  properties  north  of  I-

405  and  within  the  Airport  Industrial  District.
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Policy  LU-6.4 Support  the  continued  presence  of incubator  businesses  in the  action  sports

industry  and  jobs-producing  businesses  in the  Westside.

Policy  LU-6.5 Encourage  revitalization  of  existing,  older  commercial  and  industrial  areas  in the

Westside  with  new  mixed-use  development  consisting  of ownership  housing

stock and live/work  units.

Policy  LU-6.6 Continue  to encourage  and retain  land  uses that  generate  sustainable  sales  and

property  tax  revenues,  including  regional  commercial  destinations  and

automobile  dealerships.

Policy  LU-6.7 Encourage  new  and retain  existing  businesses  that  provide  local  shopping  and

services.

Policy  LU-6.8 Provide  efficient  and  timely  review  of  development  proposals  while  maintaining

quality  customer  service  standards  for  the  business,  development,  and

residential  community.

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

companies  within  the  City.

Objective  LU-6B: Encourage and facilitate  activities  that  expand the City's revenue base.

Policy  LU-6.10 Encourage  a broad  range  of  business  uses  that  provide  employment  at  all income

levels  and  that  make  a positive  contribution  to  the  City's  tax  base.

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-6.12 Track  retail  trends  and  tailor  regulations  to respond  to  market  changes,  maximize

revenue,  and  maintain  the  appropriate  business  mix.

Policy  LU-6.13 Encourage  new  development  along  major  corridors  that  are pedestrian  oriented

and includes a mixture of retail/service,  residential, and office uses.

Policy  LU-6.14 Improve  ease and accessibility  to  information  to capture  opportunities  for

businesses  to establish  in Costa  Mesa  and bring  high-skill  and  professional  jobs

and  new  revenue  sources  into  the  community.

Policy  LU-6.15 Promote  unique  and specialized  commercial  and industrial  districts  within  the

City  which  allow  for  incubation  of  new  or  growing  businesses  and  industries.

Policy  LU-6.16 Examine  options  for  the  development  of  new  infrastructure  for  new  technologies

and  businesses  that  use those  technologies.

Objective  LU-6C: Retain and expand the City's diverse employment  base, induding  office,

retail/service,  restaurants,  high-tech, action sports, boutique  and prototype

manufacturing,  and industrial  businesses.
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Policy  LU-6.17 Engage  in activities  that  promote  Costa  Mesa  as a great  place  to live,  work,  and

develop  a business.

Policy  LU-6.18 Continue  to work  with  surrounding  cities  to strengthen  regional  economic

development.

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-7.1  Endeavor  to create  mixture  of  employment  opportunities  for  all economic  levels

of  residents  and  businesses.

Policy  LU-7.2 Support  linkages  between  local  educational  institutions  and local  industries  and

businesses.  Foster  training,  collaboration  with  employers,  and new  innovative

programs  that  increase  job  opportunities  for  residents  and students  attending

school  locally.

Policy  LU-7.3 Foster  and provide  useful  and efficient  partnerships  to implement  economic

opportunities  with  private,  non-profit,  or  other  public  agencies.

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.

Policy  LU-7.5 Support  and provide  flexibility  for  development  projects  and businesses  which

produce,  care,  and  maintain  material  goods  or  fixed  assets  meant  to  support  the

production  of market  goods,  especially  for  niche  industries  within  the  City  of

Costa  Mesa.

Policy  LU-7.6 Seek  out  opportunities  to  attract  primary  businesses  within  stable  industries  and

support  industries  that  already  exist  within  the  City.

Policy  LU-7.7 Explore  economic  and employment  opportunities  to retain  and  strengthen  the

unique  industry  niches  along  Bristol  and  Paularino,  in the  Westside,  on East 17th

Street,  and  throughout  North  Costa  Mesa.

Policy  LU-7.8 Support  the  development  of pedestrian  plazas  and gathering  places,  and

institutional  spaces,  as well  as the  more  efficient  use of  existing  spaces,  to  support

economic  growth  and  branding  of  existing  industries  within  the  City.
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Goal  LU-8:  Promote  a range  of  multiple  uses  at  the

Fairview  Developmental  Center  site

PolicyLU-8.1  In anticipation  of the  potential  closure  or  repurposing  of the  Fairview

Development  Center  site,  the  City  will  work  with  appropriate  State  agencies  or

private  entity  (if the property  is sold)  to plan  for  a complementary  mix of

residential,  institutional,  public  facilities,  open  spaces,  and recreational  uses

within  a campus  setting.

Goal  LU-9:  Ensure  that  Fairgrounds  uses  are  consistent

with  the  General  Plan  designation

Policy  LU-9.1  Discourage  changes  in the  allowable  uses specified  in the  Fairgrounds  General

Plan land  use designation  for  the  Orange  County  Fair  & Event  Center  property.

Ensure  that  amendments  to this  General  Plan  designation  are  approved  by the

electorate.

Goal  LU-10:  Promote  the  growth  of  tourism

Objective  LU-10A:  Promote  structural  improvements  of  visitor-oriented  land  uses.

Policy  LU-10.I  Engage  with  property  owners,  developers,  and  business  owners  to  encourage  the

revitalization  of the hotel/motels.

Policy  LU-10.2 Provide  incentives  to motel  development  projects  seeking  to improve  existing

motel  facilities  by increasing  the  hotel  rating.  These  projects  may  include:

(a) Updating  building  mechanical,  electrical,  or  plumbing  to  comply  with  current

building  standards

(b) Updating  physical  improvements  to  the  site

(c) Adding  hotel  amenities  to the  site

(d) Updating  or  improving  the  landscaping  on  the  site

(e) Updating  or  improving  the  fagade  of  the  building(s)
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Objective  LU-10B: Promote  growth  of  visitor-oriented  land  uses.

Policy  LU-10.3 Motel  and hotel  land uses should  be encouraged  to be located  near  major

transportation  corridors  and close to key tourist/visitor  draws, other  recreation

venues,  the  airport,  regional,  and  general  local  shopping  centers.

Policy  LU-10.4 Consider  the  interest  of  quality  of  stay  for  visitors  when  evaluating  projects  near

visitor-oriented  land uses  by requiring  on-site  amenities  and upscale  guest

services.

Objective  LU-10C: Promote  uses  and  events  that  make  visitor-oriented  business  more

economically  viable.

Policy  LU-10.5 Celebrate  and promote  the  arts,  culture,  and  industries  of  Costa  Mesa  through

special  events,  civic  gatherings,  and City marketing  and tourism  promotion

efforts.

Policy  LU-10.6 Promote  the  development  of  small-scale  manufacturing  uses  or  other  uses  that

generate  multiple  secondary  and  tertiary  markets  that  support  business  travel

tourism-related  uses.

Policy  LU-10.7 Maintain  and enhance  the  City's  status  and image  as  a centrally  located

destination  and  cultural  center  in Orange  County.
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