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Notice of Preparation and Scoping Meeting 

City of Newport Beach Housing Implementation Program 
Program Environmental Impact Report 

DATE: June 27, 2023 

TO: State Clearinghouse; Responsible and Trustee Agencies; Interested Individuals 

and Organizations; County of Orange Clerk-Recorder 

FROM:  City of Newport Beach, Community Development Department, 100 Civic Center 

Drive, Newport Beach, CA 92660 

PROJECT LOCATION : City of Newport Beach and its Sphere of Influence 

NOTICE OF PREPARATION REVIEW PERIOD: June 27, 2023 to July 27, 2023 

SCOPING MEETING: Monday, July 10, 2023, at 5:00 p.m., City of Newport Beach Central Library Friends 
Room, 1000 Avocado Avenue, Newport Beach 

The City of Newport Beach (City) is the Lead Agency under the California Environmental Quality Act (CEQA) 

and will be responsible for the preparation of a Program Environmental Impact Report (EIR) for the City 

of Newport Beach Housing Implementation Program (proposed Project).  

BACKGROUND 

The City’s 2021-2029 Housing Element was adopted in September 2022 as part of the 6th Cycle Housing 
Element process and was subsequently certified by the State of California Department of Housing and 

Community Development (HCD) on October 5, 2022. The adopted 2021-2029 Housing Element establishes 

programs, policies and actions to further the goal of meeting the existing and projected housing needs of 
all income levels of the community and provides evidence of the City’s ability to accommodate the 

Regional Housing Needs Assessment (RHNA) allocation through the year 2029, as established by the 
Southern California Association of Governments (SCAG). 

The Program EIR will evaluate the potential environmental effects of the implementing actions associated 
with the adopted 2021-2029 Housing Element. To facilitate development of housing as outlined in the 

adopted Housing Element, the Project requires a General Plan Amendment and amendments to the 

Municipal Code. 

PURPOSE OF THE NOTICE OF PREPARATION 

The purpose of this Notice of Preparation (NOP) is to fulfill legal notification requirements and inform the 

public, and CEQA Responsible and Trustee Agencies, that a Program EIR is being prepared by the City for 

the Project. This NOP solicits agency  and interested party comments regarding the scope and content of 
the Program EIR. The City, as Lead Agency, respectfully requests that any Responsible or Trustee Agency 

responding to this notice reply in a manner consistent with State CEQA Guidelines Section 15082(b). 
Please address the scope and content of environmental information or issues that may relate to your 

agency’s statutory responsibilities in connection with the proposed Project. The content of the responses 
will help guide the focus and scope of the Program EIR in accordance with State CEQA Guidelines. 



 

 2 

This NOP includes a summary project description and a list of the environmental issues to be examined in 

the Program EIR. It is intended to provide said agencies, interested parties, and organizations with 
sufficient information describing the proposed Project and the environmental issues that will be 

addressed in the Program EIR so that meaningful responses and comments can be provided. 

Public Comment Period 

Based on the time limits defined by the State CEQA Guidelines, the 30-day public review/comment period 
on the NOP will commence on June 27, 2023 and conclude on July 27, 2023 at 5:00 p.m. The NOP and 

further information regarding the Project are available on the City’s website: 

www.newportbeachca.gov/CEQA 

Any responses must be submitted to the City’s Community Development Department as soon as possible, 
but no later than the July 26, 2023 deadline. Comments must be submitted in writing or via email to: 

Benjamin M. Zdeba, AICP 

Principal Planner 

City of Newport Beach, Community Development Department 
100 Civic Center Drive 

Newport Beach, CA 92660 
949-644-3253 

bzdeba@newportbeachca.gov 

Please include the name, phone number, email, and address of a contact person in your response. If 
comments are submitted by e-mail with attachments, it is recommended that the attachments be 

delivered in writing. Virus protection measures and variety of formats for attachments can limit the ability 

for the attachments to be delivered. 

PROGRAM EIR PUBLIC SCOPING MEETING 

The City will hold a public Scoping Meeting to solicit comments on the scope of the Program EIR on 
Monday, July 10, 2023, at 5:00 p.m. in the City of Newport Beach Central Library Friends Room, 1000 

Avocado Avenue, Newport Beach. Questions regarding the Scoping Meeting should be directed to 
Benjamin Zdeba. You may also provide oral or written comments in person at the Scoping Meeting. 

Special Accommodations. Should you require special accommodations at the Scoping Meeting, such as 
for the hearing impaired or an English translator, please contact the City no later than 5:00 p.m. on 

Thursday, July 6, 2023 (see contact information above). 

  

http://www.newportbeachca.gov/CEQA
mailto:bzdeba@newportbeachca.gov
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City of Newport Beach Housing Implementation Program 
Project Summary 

Figure 1 shows the boundaries of the City of Newport Beach and its Sphere of Influence (collectively, the 
City) in a regional context. Located in coastal Orange County, the City is approximately 31,472 acres of 

land area with a population of approximately 85,865 persons (Department of Finance, 2021). The City is 
generally northwest of the City of Laguna Beach, southeast of the City of Costa Mesa, east of the City of 

Huntington Beach, and southwest of the City of Irvine. Newport Beach is bordered to the west by the 

Pacific Ocean.  

Background: City of Newport Beach 2021-2029 Housing Element 

The City’s 2021-2029 Housing Element was adopted in September 2022 as part of the statewide 6th Cycle 
Housing Element process and was subsequently certified by the State of California Department of Housing 

and Community Development (HCD) on October 5, 2022. The City’s Regional Housing Needs Assessment 
(RHNA) allocation is 4,845 housing units, including 1,456 very low-income units and 930 low-income units. 

In addition to the 6th Cycle RHNA allocation, 2021-2029 Housing Element accounts for additional housing 

units as a buffer to address future “no net loss” if it becomes necessary to identify replacement sites 
during the 6th Cycle implementation period. Only a portion of these sites will be necessary to 

accommodate the City’s planning obligation. 

The adopted 2021-2029 Housing Element identifies six focus areas in the City that have sufficient capacity 

to meet its RHNA allocation for the 6th Cycle. The six focus areas in the adopted Housing Element are:

▪ Airport Area 

▪ West Newport Mesa 

▪ Dover-Westcliff 

▪ Newport Center 

▪ Coyote Canyon 

▪ Banning Ranch

The Banning Ranch Focus Area is included in the adopted 2021-2029 Housing Element’s sites inventory. 

However, it is not assumed in order to accommodate the City’s 2021-2029 RHNA growth need. Banning 
Ranch is considered as an additional dwelling unit opportunity, beyond those that accommodate the 

RHNA. 

Program Environmental Impact Report 

The Program EIR will evaluate the potential environmental effects of the implementing actions associated 
with the 2021-2029 Housing Element. The Program EIR will analyze the 6th Cycle RHNA obligation of 4,845 

units and a buffer of 5,242 units, for a total development capacity of 10,087 housing units. The adopted 
2021-2029 Housing Element identifies 244 candidate housing sites in the six focus areas of the City that 

can accommodate housing. Subsequent to the adoption of the Housing Element, five additional potential 

housing sites were identified. Therefore, the Program EIR will evaluate 249 housing sites as shown in 
Figure 2A through 2E. 

The Project does not propose any site development on any of the housing sites. Future housing 
development would occur over time depending upon numerous factors such as market conditions, and 

economic and planning considerations, and at the individual property owners’ discretion.  
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The Project is proposing revisions to existing and the addition of additional General Plan Land Use Element 

policies to implement existing goals and policies to allow for the implementation of the 2021-2029 
Housing Element.  

The City’s Zoning Code defines the City’s allowed land uses and establishes development standards for 
each zone. The Zoning Code is adopted to regulate the use of real property and the buildings, structures, 

and improvements located thereon to implement the provisions of the General Plan and carry out its 
objectives. The Project proposes the adoption of housing opportunity overlay zoning districts for five of 

the six focus areas: Airport Area, West Newport Mesa, Dover-Westcliff, Newport Center, and Coyote 

Canyon. A housing opportunity overlay zoning district would also be applied to 5th Cycle RHNA housing 
sites. Residential use of any property included within a housing opportunity overlay zone is allowed 

regardless of the underlying land use category.  

Potential Environmental Effects 

The City, as the Lead Agency, is responsible for environmental review under CEQA. State CEQA Guidelines 

Section 15063 provides that if a lead agency determines that an EIR will clearly be required for a project, 

an Initial Study is not required. Accordingly, a Program EIR will be prepared to fully evaluate the potential 

impacts of the Project.  

The Project has the potential to have significant impacts on several environmental factors. Using the CEQA 

Guidelines Appendix G Environmental Checklist as a guide, the following environmental topical areas will 
be addressed in the Program EIR: 

▪ Aesthetics  

▪ Agriculture and Forestry Resources  

▪ Air Quality  

▪ Biological Resources  

▪ Cultural Resources 

▪ Energy  

▪ Geology and Soils  

▪ Greenhouse Gas Emissions  

▪ Hazards and Hazardous Materials  

▪ Hydrology and Water Quality  

▪ Land Use and Planning  

▪ Mineral Resources  

▪ Noise  

▪ Population and Housing  

▪ Public Services  

▪ Recreation  

▪ Transportation  

▪ Tribal Cultural Resources  

▪ Utilities and Service Systems  

▪ Wildfire 

It is unknown which sites may transition in the future to provide new housing or housing at an increased 

density. Some sites may not be redeveloped or may redevelop consistent with the underlying zoning 

designation. Further, in addition to the 6th Cycle RHNA allocation, 2021-2029 Housing Element accounts 
for additional housing units as a buffer to address future “no net loss” if it becomes necessary to identify 

replacement sites during the 6th Cycle implementation period. For these reasons, the Program EIR 
proposes to evaluate the additional potential housing development as well as accounting for any existing 

land uses on the sites. 

The Program EIR will address the potential short-term and long-term effects of the Project on the 

environment. It will also evaluate the potential for the Project to cause direct and indirect growth-inducing 

impacts, as well as cumulative impacts. Alternatives to the proposed project will be evaluated based on 
their ability to reduce impacts that are determined to be significant in the Program EIR. 
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Required Approvals 

The following discretionary actions by the City would be required:  

▪ General Plan Amendment for Housing Element program implementation. 

▪ Zoning Text Amendments for rezoning overlay program implementation. 

▪ Zoning Map Amendment for rezoning program implementation. 

▪ Local Coastal Program Amendment (subject to certification by the California Coastal Commission) 

for rezoning program implementation. 

Other Project activities or actions:  

▪ John Wayne Airport Land Use Commission (ALUC) review of the Project for consistency with the 
Airport Environs Land Use Plan for John Wayne Airport 

▪ Voter approval of a major amendment to the General Plan in compliance with City Charter Section 
423 
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