1 Introduction

1.1 Purpose of the Environmental Impact Report

This Draft Program Environmental Impact Report (Draft PEIR) for the proposed Neighborhoods Where We All Belong
Zoning Updates and Housing Element Implementation and associated discretionary actions (collectively referred to
as the “Project” or the “proposed Project”) has been prepared by the City of Costa Mesa (City) in conformance with
the California Environmental Quality Act (CEQA) Statute (California Public Resources Code [PRC] Section 21000, et
seq.) and CEQA Guidelines (California Code of Regulations [CCR] Title 14, Chapter 3, Sections 15000, et seq.).

Pursuant to Section 15367 of the CEQA Guidelines, the City is the lead agency under whose authority this Draft
PEIR has been prepared. Under the provisions of CEQA, “[t]he purpose of an environmental impact report is to
identify the significant effects on the environment of a project, to identify alternatives to the project, and to indicate
the manner in which those significant effects can be mitigated or avoided” (PRC 21002[a]).

This Draft PEIR is intended to provide information to public agencies, decision-makers, and the public regarding the
environmental impacts that would result from implementation of the Project and to allow the decision-makers to
make an informed decision on the requested discretionary actions and necessary approvals by other agencies for
this Project.

1.2 Program EIR

CEQA Guidelines Section 15168(a) provides for the preparation of a PEIR for a series of actions that can be
characterized as one large project and are related either:

(1) Geographically,
(2) As logical parts in the chain of contemplated actions,

(3) In connection with issuance of rules, regulations, plans, or other general criteria to govern the
conduct of a continuing program, or,

(4) As individual activities carried out under the same authorizing statutory or regulatory authority
and having generally similar environmental effects which can be mitigated in similar ways.

The proposed Project is comprised of changes to land use that would allow for subsequent development activities
within the city that are anticipated to have similar environmental effects that could be addressed through the same
mitigation measures. Therefore, a PEIR is appropriate for the Project.

In accordance with CEQA Guidelines Section 15168, this Draft PEIR may serve as the environmental document for
subsequent activities associated with the Project to the extent it contemplates and adequately analyzes the
potential environmental effects of those subsequent activities. For example, there are various CEQA streamlining
opportunities that may be applicable for future development projects including but not limited to environmental
review pursuant CEQA Guidelines Section 15152, 15153, 15168(c), and 15183. Therefore, if the City finds that
those subsequent activities fall under the scope of the Project covered by this Draft PEIR, then no additional CEQA
review, such as a project-level CEQA document, would be required.
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1.3 Environmental Review Process

In accordance with Section 15063 of the CEQA Guidelines, the City prepared an Initial Study (IS) for the proposed
Project that was completed in November 2025. Per the CEQA Guidelines, the purpose of an Initial Study is to provide
the Lead Agency with information to use as the basis for deciding whether to prepare an EIR or a Negative Declaration,
to enable an applicant or Lead Agency to modify a project, mitigating adverse impacts before an EIR is prepared,
thereby enabling the project to qualify for a Negative Declaration, and/or to assist in the preparation of an EIR, among
others. The IS determined that the proposed Project would not result in any significant impacts to wildfire and various
other individual thresholds under various other environmental topics (see Section 5.5, Effects Found Not to Be
Significant, of this Draft PEIR, for additional discussion regarding these impacts). The IS prepared for the proposed
Project can be found in Appendix A-1, NOP and Initial Study, of this Draft PEIR.

In accordance with Section 15082(a) of the CEQA Guidelines, the City circulated a Notice of Preparation (NOP) for a
public review period. The NOP was available for public review for the required 30-day public review period. The NOP
was sent to the State Clearinghouse, the Orange County Clerk, public agencies, special districts, responsible and
trustee agencies, and other interested parties for a public review period that began on November 17, 2025 and ended
on December 19, 2025. The purpose of the NOP is to formally convey that the City, as the lead agency, solicited input
regarding the scope and proposed content of the Draft PEIR.

The NOP was also printed and published in the Daily Pilot - Los Angeles Times. Additionally, hardcopies of the NOP
were made available for public review at City Hall, the Mesa Verde Library and the Costa Mesa/Donald Dungan
Library. Electronic copies of the NOP were made available for download on the City’'s website and the Project’s
website at:

https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-
services/planning/environmental-notices-and-reports

https://www.costamesaneighborhoods.com/resources

The NOP included a description of the proposed Project, identification of potential environmental effects that would
be addressed in the Draft PEIR, and an invitation to agencies and the public to review and to identify any additional
environmental issues that should be addressed as well. The NOP and comments are provided in Appendix A-1, NOP
and Initial Study, and Appendix A-2, NOP Comment Letters, respectively, of this Draft PEIR. Comments on the NOP
were received from two state agencies and one community group. The NOP comment letters, which contain
environmental concerns, are listed in Table 1-1, Notice of Preparation and Comment Letters Summary, along with
a summary of the environmental issues raised and the Draft PEIR chapter(s) or section(s) where the environmental
topics are addressed.
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Table 1-1. Notice of Preparation and Comment Letters Summary

Date Addressed in
Commenter Received Summary of Comments PEIR Section(s)

State Agency

California 12/15/2025 | Transportation and land use concerns; increased Section 4.11,
Department of vehicle miles traveled; consideration of complete Land Use and
Transportation streets; coordination with the Orange County Planning; Section
(Caltrans) Transportation Demand Management Plan; transit 4.17,

mobility opportunities; freight/good movement Transportation
Native 11/20/2025 | Tribal consultation requirements of SB 18 and AB 52 Section 4.18,
American Tribal Cultural
Heritage Resources
Commission
(NAHC)
Community Groups
Costa Mesa 12/19/2025 | Location concerns; potential for density bonus; nearby | Section 2,
First sensitive receptors exposed to pollution burdens; Environmental

displacement of residents; impacts on biological
resources; impacts on parks and increased need for
parkland; water sources; visual impacts and
neighborhood character; comprehensive analysis of
cumulative impacts and environmental impacts;
utilization of adequate mitigation measures

Setting and all
subsections of
Section 4,
Environmental
Impact Analysis

Source: Appendix A-2

Pursuant to Section 21083.9 of the CEQA Statutes and Section 15802(c) of the CEQA Guidelines, the lead agency
is required to conduct at least one scoping meeting for all projects of Statewide, regional, or areawide significance
as outlined in Section 15206 of the CEQA Guidelines. The scoping meeting is for jurisdictional agencies and
interested persons or groups to provide comments regarding, but not limited to, the range of actions, alternatives,
mitigation measures, and environmental effects to be analyzed. The City hosted a scoping meeting at the Costa
Mesa City Council Chambers on December 10, 2025, at 5:30 PM. A Spanish-speaking interpreter was present at
the meeting to assist with translation services.

At the conclusion of the presentation, attendees of the scoping meeting were able to provide comments and
qguestions about the proposed Project to the City and the CEQA consultant during the questions and answers portion
of the meeting. The City received three written comments/questions and two verbal comments on the Project
and/or related to environmental topics during the scoping meeting, which are summarized in Table 1-2, Scoping
Meeting Comments Summary.
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Table 1-2. Scoping Meeting Comments Summary

Summary of Comments Addressed in PEIR Section(s)

David Martinez This commenter provided written comments with Section 4.17, Transportation
concerns regarding transportation mitigation
measures and roadway widening.

Rick Huffman This commenter provided written comments with Section 4.3, Air Quality; Section
concerns regarding;: traffic impacts, including 4.4, Biological Resources;
pollution, safety, and equity; cumulative impacts Section 4.16, Recreation;
relating to maximum build out on open space Section 4.17, Transportation

streets and over grouping; demand increase for
parks and effects on urban wildlife and at-risk
species; financial stress to City services.

Mahmoud Niroumand This commenter provided verbal comments with Section 4.9, Hazards and

concerns regarding existing water quality Hazardous Materials; Section
conditions and hazardous conditions. 4.10, Hydrology and Water
Quality

Angely Andrade Vallarta | The commenter provided verbal comments on the | Section 4.17, Transportation
importance of the proposed Project, including
comments in support for walkability and bicycle
lanes, landscaping/shade, and parking.

Source: Appendix A-3.

1.4 Public Review of the Draft PEIR

In accordance with the CEQA Guidelines Sections 15087 and 15105, this Draft PEIR is circulated to responsible
and trustee agencies, other affected agencies, bordering municipalities, organizations, and all other interested
parties for a 45-day public review period. A Notice of Availability of the Draft PEIR was published in the Daily Pilot -
Los Angeles Times. Additionally, during the public review period, copies of the Draft PEIR are available at City Hall,
the Mesa Verde Library and the Costa Mesa/Donald Dungan Library. In accordance with CEQA Guidelines Section
15105, the 45-day public review period began Tuesday June 16, 2026, and will end Monday, August 3, 2026.
During the public review period, written comments concerning the Draft PEIR may be submitted by interested public
agencies and members of the public via email to: neighborhoods@costamesa.gov, or by mail to:

Costa Mesa Community Development Department
Attn: Michelle Halligan, Senior Planner
77 Fair Drive 2nd Floor
Costa Mesa, California 92626

The Draft PEIR can be viewed or downloaded at the City’s website at:

https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-
services/planning/environmental-notices-and-reports.

After the public review period ends, written responses to all comments on the environmental issues will be prepared
as part of the Final PEIR. In addition, the Final PEIR may also contain corrections and additions to the Draft PEIR
and other information relevant to the environmental issues associated with the Project. As required by CEQA, written
responses to comments received from any state agencies will be distributed to those agencies for review at least
10 days prior to the public hearing at which certification of the Final PEIR will be considered. All persons who
comment on the Draft PEIR will be notified of the availability of the Final PEIR and the date of any public hearing(s).
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1.5 Incorporated by Reference

In accordance with Section 15150 of the CEQA Guidelines, an EIR may incorporate by reference all or portions of
another publicly available document. Where all or part of another document is incorporated by reference, the
incorporated language is considered to be included in the EIR. The following documents are incorporated into
reference into this Draft PEIR and are available to be viewed online:

= The Costa Mesa 2015-2035 General Plan provides an assessment of the city across physical, social,
economic, and environmental characteristics. The Costa Mesa General Plan sets forth the vision, goals,
objectives, and policies for the City through 2035. The General Plan is available at the link below:

https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-
services/planning/general-plan/2015-2035-general-plan

= The Costa Mesa 2015-2035 General Plan EIR analyzes environmental issues with a discussion of the
existing environmental setting, including physical conditions and pertinent planning and regulatory
framework for each topic. The impact analysis examines the broad, long-term environmental effects
resulting from implementation of the goals and policies contained in each of the amended General Plan
elements. The General Plan EIR is available at the link below:

https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-
services/planning/general-plan/2015-2035-general-plan

= The City of Costa Mesa Municipal Code outlines the legal and procedural requirements for land use and
zoning, building and site development, environmental compliance, and permitting and enforcement. The
Municipal and Development Code provides zoning regulations, land use controls, subdivision and parcel
maps, environmental and resource protection, permit processes, and code enforcement. The code is
available at the link below:

https://ecode360.com/C04918

= The City of Costa Mesa Housing Element (2021-2029) is one of the seven State mandated elements
included in the City of Costa Mesa General Plan. The purpose of the Housing Element is to identify a strategy
for addressing the City’s existing and projected housing needs over the eight-year planning period. The
Housing Element contains a detailed work program of the City’s housing goals, policies, quantified
objectives, and actions or programs for the preservation, improvement, and development of housing. The
Housing Element is available at the link below:

https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-
services/planning/housing-element-update

= The Neighborhoods Where We All Belong Zoning Updates and Housing Element Implementation website
provides information regarding the proposed Project and all efforts being conducted by the City as part of
the Project’s process. The Project website is available at the link below:

https://www.costamesaneighborhoods.com/
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= The 2020 Urban Water Management Plan (UWMP) from Mesa Water District (MWD) outlines MWD’s long
term strategy to ensure reliable water supply through 2045. The UWMP fulfills the requirements under the
California Urban Water Management Planning Act, which ensure that MWD plans for water supply reliability
during wet and dry seasons. The UWMP complies with mandates which include SBX7-7, the Water
Conservation Act of 2009, which required a 20 percent reduction in water use by 2020. The UWMP provides
a description of the MWD water supply system, water usage, baseline and target water usage, system water
supplies, water supply reliability, water shortage contingency planning, demand management measures,
and plan adoption and implementation. The UWMP is available at the link below:

https://www.mesawater.org/sites/default/files/Save%20Water/Documents/Mesa%20Water%202020%
20UWMP%20FINAL-2021.06.30.pdf

= The Costa Mesa Storm Drain System Master Plan Update outlines the existing condition of the City’s storm
drain systems as they operate today, how existing storm drain systems are modeled and analyzed, and how
the City prioritizes future storm drain projects throughout the city. The Strom Drain Master Plan also
includes an analysis regarding proposed drainage & water quality improvements to the system, and a Storm
Drainage Impact Fee Nexus Study. The Storm Drain System Master Plan ensures compliance with state
regulations, support for future development, and protection of public health and the environment. It covers
a utility system overview, regulatory compliance, planning and asset management, environmental review,
and financial planning to ensure sustainable funding. The Storm Drain System Master Plan is available at
the link below:

https://www.costamesaca.gov/government/departments-and-divisions/public-works/engineering/storm-
drain-master-plan

1.6 Mitigation Monitoring Procedures

CEQA Guidelines Section 15097 requires that the mitigation measures and revisions to the proposed Project
identified in the PEIR are implemented. Therefore, CEQA requires that the lead agency must adopt a program for
monitoring or reporting on the required revisions and the measures it has imposed to mitigate or avoid significant
environmental effects. The Mitigation Monitoring and Reporting Program for the Project will be completed as part
of the Final PEIR, prior to consideration of the Project by the City of Costa Mesa Planning Commission and
City Council.

1.7 Organization of the Draft Program Environmental
Impact Report

The Draft PEIR is comprised on the following chapters:

= Executive Summary - Outlines the conclusions of the environmental analysis and provides a summary of
the proposed Project and alternatives analyzed in the Draft PEIR. This chapter also includes a table
summarizing all environmental impacts identified in the Draft PEIR, along with the associated mitigation
measures proposed to reduce or avoid each impact.

= Chapter 1: Introduction - Serves as a foreword to the Draft PEIR, introducing the proposed Project; the
type, purpose, and intended uses of this Draft PEIR; the public review process, including summaries of
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public comments received during the NOP review period and scoping meeting; the documents incorporated
by reference; and the mitigation monitoring procedures.

= Chapter 2: Environmental Setting - Introduces the existing environmental conditions, including a detailed
description of the proposed Project location and existing environmental conditions.

= Chapter 3: Project Description - Provides a detailed description of the Project, including the updates to
existing conditions, legislative changes, General Plan Element updates, projected buildout, a summary of
the buildout assessment methodology, and a statement of objectives. The Project Description also provides
the intended uses of the Draft PEIR and the required approvals.

= Chapter 4: Environmental Analysis - This chapter contains 19 sections that analyze each environmental
resource topic area. Each section presents the existing conditions, regulatory setting, proposed Project and
cumulative impact analyses, mitigation measures (if required), and significance conclusions after
mitigation for each environmental impact issue.

= Chapter 5: Other CEQA Considerations - This chapter provides a discussion of significant and unavoidable
impacts that would result from the Project, significant and irreversible changes to the environment, growth-
inducing impacts, potential secondary effects of mitigation, and effects found not to be significant.

= Chapter 6: Alternatives - As required by CEQA, this chapter of the Draft PEIR evaluates alternatives to the
proposed Project and compares the potential impacts of each alternative with the Project’s potential
impacts. Pursuant to CEQA Guidelines Section 15126.6(b), alternatives were selected based primarily on
the ability of the alternatives to reduce significant impacts of the Project, even if those alternatives would
impede, to some degree, the attainment of the Project’s objectives.

= Chapter 7: Preparers and References - This chapter provides a listing of the primary authors of the Draft
PEIR and the complete list of references cited.

The Draft PEIR includes the following appendices:

= Appendix A-1: NOP and Initial Study

=  Appendix A-2: NOP Comment Letters

=  Appendix A-3: Scoping Meeting Comments

=  Appendix B: Buildout Methodology

=  Appendix C: Land Evaluation and Site Assessment Report

=  Appendix D: Air Quality and Greenhouse Gas Emissions Modeling and Energy Calculations
=  Appendix E: CNDDB List, CNPS Inventory, and IPaC Records

= Appendix F: Confidential NAHC SLF Records Search Results

=  Appendix G-1: Confidential NHMLA Records Search Results

= Appendix G-2: Confidential OC Records Search Results

= Appendix H: Noise Technical Data

= Appendix I: Public Services Correspondence

= Appendix J: OCTAM Land use Modeling Inputs

= Appendix K-1: NAHC Sacred Land Files Results and AB 52 and SB 18 Notification Letters
= Appendix K-2: Confidential Tribal Communications Records - Not for Public Review

=  Appendix L: Utility Services Correspondence
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2 Environmental Setting

2.1 Introduction

This chapter describes the environmental setting of the City of Costa Mesa (City) Neighborhoods Where We All
Belong Zoning Updates and Housing Element Implementation (Project or proposed Project) and provides an
overview of the regional setting, existing conditions within the City, and the planning context. As stated in California
Environmental Quality Act (CEQA) Guidelines Section 15125(a):

An EIR must include a description of the physical environmental conditions in the vicinity of the
project. This environmental setting will normally constitute the baseline physical conditions by
which a lead agency determines whether an impact is significant. The description of the
environmental setting shall be no longer than is necessary to provide an understanding of the
significant effects of the proposed Project and its alternatives. The purpose of this requirement is
to give the public and decision makers the most accurate and understandable picture practically
possible of the project's likely near-term and long-term impacts.

CEQA requires that the lead agency describes the physical environmental conditions as they exist at the time the
Notice of Preparation (NOP) is published, which was November 17, 2025. Comments received in response to the
NOP are summarized in Table 1-1, Notice of Preparation and Comment Letters Summary, included in Chapter 1,
Introduction, of this Draft Program Environmental Impact Report (Draft PEIR). A copy of the NOP is included in
Appendix A-1 and the comment letters received in response to the NOP are included in Appendix A-2 of this
Draft PEIR.

2.1.1 Scope of the Environmental Impacts

The proposed Neighborhoods Where We All Belong Zoning Updates and Housing Element Implementation Project
is evaluated in this Draft PEIR at a programmatic level, in accordance with CEQA Guidelines Section 15168. The
Project would not result in the construction or operation of any new development or infrastructure projects or
propose any site-specific development that could directly result in construction or operational impacts to the
environment. Rather, implementation of the proposed Project would result in changes to the Zoning Code (Title 13,
Planning, Zoning, and Development of the City’s Municipal Code) that would allow for additional future
development/redevelopment to occur. Therefore, this Draft PEIR does not assess site-specific construction or
operation details of each future development within the Planning Area. Instead, it assesses the impacts associated
with changes to existing land uses and the associated overall effects of buildout of the proposed Project over the
next 30 years (through 2056). Approval of the Project is unlikely to have immediate effects, as land use change
would gradually occur over time in accordance with various factors including economic market conditions. Potential
impacts to environmental resources are assessed in Sections 4.1 through 4.19 of Chapter 4, Environmental Impact
Analysis, of this Draft PEIR in accordance with Appendix G of the State CEQA Guidelines.

Section 4.1 through Section 4.19 of Chapter 4 of this Draft PEIR presents the environmental setting, regulatory
framework, and analyses of potential impacts related to future development that is expected to occur through the
buildout of the Project by 2056. Implementation of the Project would result in land use changes that would allow for
denser development or redevelopment to occur in the future. As such, this Draft PEIR assesses impacts associated
with programmatic changes to existing land uses and the associated overall effects of buildout of the Project through
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2056, where reasonably foreseeable physical changes to the environment could occur. Site-specific or “project-level”
development evaluations are not possible because the actual locations and intensity of development (and its
chronologic sequence or concurrence) that may be implemented in the future are speculative. If potential significant
impacts are identified, feasible programmatic mitigation measures are recommended. The analysis also includes an
anticipated level of impact after the implementation of programmatic mitigation measures.

This programmatic analysis of the Project evaluates proposed rezoning of all Measure K sites, including Housing Element
sites and non-Housing Element sites, along with modifications to the City’s zoning regulations across existing urban
plans, overlays, and specific plans with the intent to clarify, consolidate, and streamline regulations where possible to
implement the rezoning and meet State law, as discussed in detail in Chapter 3, Project Description of this Draft PEIR.

2.2 Regional Setting

2.2.1 Project Location

The City of Costa Mesa is approximately 15.8 square miles within Orange County, California, with a population of
approximately 109,131 residents (City of Costa Mesa 2026). Costa Mesa is bordered by the City of Fountain Valley
to the northwest; the Santa Ana River and the City of Huntington Beach to the west; the City of Newport Beach to
the south and southeast; John Wayne International Airport to the east; the City of Irvine to the northeast; and the
City of Santa Ana to the north. Figure 2-1, Regional Location and Local Vicinity Map, identifies the boundaries of the
city in the context of Orange County.

The proposed Project includes components that would apply citywide and includes components that would affect
only select parcels, as described in detail in Section 3, Project Description of this PEIR. The proposed rezoning,
which would result in environmental impacts associated with anticipated buildout of the proposed zoning changes,
would be implemented on parcels at various locations, but generally located along major transportation and
commercial corridors in the city. The identified key corridors within the city include Newport Boulevard, Harbor
Boulevard, Placentia Avenue, 19th Street, 18th Street, 17th Street, Baker Street, Bristol Street, and areas north of
Interstate (I) 405 (City of Costa Mesa 2025a).

Given the citywide nature of the Project, the location of identified parcels to be rezoned is collectively defined as
the “Planning Area.” Specifically, the Planning Area is comprised of all Measure K sites, which include Housing
Element sites and non-Housing Element sites (sites that were not included in the Housing Element but were
identified under Measure K). For more information regarding Measure K, see Section 2.2.2.3 below. The Measure
K sites, including Housing Element sites and non-Housing Element sites, are identified on Figure 2-2, Planning Area,
and a full list of all parcels included under this Project can be found in Attachment A to Appendix B, Planning Area
Parcel List.
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2.2.2 Planning Considerations
2.2.2.1 State

California Government Code
Section 65300, State Planning Law

State planning law (California Government Code Section 65300) requires every county or city in California to adopt
a comprehensive, long-term general plan for physical development of the county. A general plan should consist of
an integrated and internally consistent set of goals and policies that are grouped by topic into a set of elements
and are guided by a countywide vision. State law requires that a general plan address eight elements or topics (land
use, circulation, housing, conservation, open space, noise, safety, and environmental justice), but allows some
discretion on the arrangement and content. Additionally, each of the specific and applicable requirements in the
state planning law should be examined to determine if there are environmental issues within the county or city that
a general plan should address. In Costa Mesa, the General Plan serves as the foundation for all citywide planning,
including Urban Plans and Specific Plans which focus on land use and development regulations that are specific to
their respective plan areas.

Section 65580, Housing Element Law

Since 1969, the State of California has required all local governments to adequately plan to meet the housing
needs of everyone in the community. California’s local governments meet this requirement by adopting housing
plans as part of their General Plan. The law mandating that housing be included as an element of each jurisdiction’s
general plan is known as “Housing Element Law” (California Government Code sections 65580 et seq.). Pursuant
to State law, the Housing Element must be updated periodically according to statutory deadlines. The most current
Housing Element Update covers the planning period of October 15, 2021, to October 15, 2029. The City’s Housing
Element must be updated every eight years and must be reviewed by the California Department of Housing and
Community Development (HCD) before it is adopted.

The Housing Element Update represents the City’s effort in fulfilling the requirements under State Housing Element
law. The State Legislature requires cities to adopt updates to their Housing Element in line with anticipated housing
demand and under the goal that residents should have access to an attainable and suitable living environment.
The law does not require local governments to actually build the housing, but the adopted Housing Element must
provide an identification and analysis of existing and projected housing needs and a statement of goals, policies,
quantified objectives, and scheduled programs for the preservation, improvement, and development of housing.
The Housing Element must identify adequate sites for housing and make adequate provision for the existing and
projected needs of all economic segments of the community. The California HCD is required to prepare a Regional
Housing Needs Assessment (RHNA) for each Council of Governments in the State that identifies projected
residential dwelling units (“units”) needed for all economic segments based on Department of Finance
population estimates.
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2.2.2.2 Regional
Southern California Association of Governments

The Southern California Association of Governments (SCAG) is the Council of Governments for Los Angeles, Ventura,
Riverside, Orange, San Bernardino, and Imperial Counties. SCAG is a federally recognized Metropolitan Planning
Organization (MPO) that represents the counties of Los Angeles, Orange, Ventura, Imperial, San Bernardino, and
Riverside, and 191 cities, and encompasses over 38,000 square miles (SCAG 2025). SCAG is a regional planning
agency and a forum for addressing regional issues concerning transportation, the economy, community
development, and the environment. SCAG is also the regional clearinghouse for projects requiring environmental
documentation under federal and State law. In this role, SCAG reviews proposed development and infrastructure
projects to analyze their impacts on regional planning programs. As the Southern California region’s MPO, SCAG
cooperates with the South Coast Air Quality Management District (SCAQMD), the California Department of
Transportation (Caltrans), and other agencies in preparing regional planning documents (SCAG 2025).

SCAG allocates the fair share of the total RHNA (regional housing growth) needed for each income category to the
six counties and 191 cities and unincorporated County areas. Each local government must demonstrate that it has
planned for and has capacity to accommodate all of its RHNA in its Housing Element. The future housing needs
allocations are broken down by income level so that each jurisdiction is responsible for the development of
affordable housing units to meet future housing needs.

SCAG is required to develop a final RHNA methodology to distribute existing and projected housing need for the
planning period October 2021 through October 2029 (known as the 6t Cycle RHNA). HCD provided SCAG a final
regional determination of 1,341,827 units for the 6th Cycle RHNA on October 15, 2019. Based on SCAG’s
determination of existing need and projected needs, the regional existing need for additional housing units has
been determined to be 836,857 units, and the regional projected need is 504,970 units (SCAG 2020). SCAG’s 6th
Cycle RHNA allocation for the City, based on the Regional Council-approved Final RHNA Methodology, was
determined to be a total of 11,760 units (2,919 very-low income, 1,794 low income, 2,088 moderate income, and
4,959 above-moderate income units). Note that the state-mandated RHNA allocations require planning to
encourage and facilitate residential development, but do not require the actual construction of the allocated units
by 2029.

Regional Transportation Plan/Sustainable Communities Strategy

SCAG is federally mandated to develop plans for transportation, growth management, hazardous waste
management, and air quality. The Regional Transportation Plan/Sustainable Communities Strategy (RTP/SCS)
includes goals to increase mobility and enhance sustainability for the region’s residents and visitors. The RTP/SCS
recommends local jurisdictions accommodate future growth within existing urbanized areas, particularly near
existing transit, to reduce vehicle miles traveled (VMT), congestion, and greenhouse gas (GHG) emissions.

The 2024-2050 RTP/SCS (also referred to as “Connect SoCal”) presents the land use and transportation vision
for the SCAG region through fiscal year 2050 (SCAG 2024). The following are the explicit top-line goals set forth by
Connect SoCal RTP/SCS: (1) Mobility: build and maintain an integrated multimodal transportation network; (2)
Communities: develop, connect and sustain livable and thriving communities; (3) Environment: create a healthy
region for the people of today and tomorrow; (4) Economy: support a sustainable, efficient and productive regional
economic environment that provides opportunities for all people in the region (SCAG 2024).
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2.2.2.3 Local
City of Costa Mesa General Plan

A General Plan is intended to provide direction for future development and conservation. It represents a formal
expression of community goals and desires, provides guidelines for decision making about the City's development,
and fulfills the requirements of California Government Code Section 65302 requiring local preparation and
adoption of General Plans. The City’'s General Plan provides the policy framework and establishes the long range
vision through the year 2035. The General Plan consists of the following elements: Land Use, Circulation, Growth
Management, Housing, Conservation, Noise, Safety, Community Design, Open Space and Recreation, and Historical
and Cultural.

= The Land Use Element establishes and defines the various land use designations (e.g. residential, commercial,
industrial) in the City. The Element prioritizes preservation of neighborhood character while directing higher-
intensity residential, commercial, and mixed-use development to targeted corridors and activity centers.
Industrial uses are maintained in designated areas and support economic diversity within the City. The Land Use
Element identifies 16 different land use designations, with 3 being residential designations. At the time of the
drafting of the Land Use Element in 2015, the residential neighborhoods (single- and multi-family land uses)
encompassed 42.6 percent of the land area of the city (3,716 acres out of 8,042 total acres). The existing
General Plan land use designations for the Planning Area parcels are illustrated on Figure 2-3, Existing General
Plan Land Use Designations. The Land Use Goals set forth in this Element include:

o Goal LU-1: A Balanced Community with a Mix of Land Uses to Meet Resident and Business Needs
o Goal LU-2: Preserve and Protect Residential Neighborhoods

o Goal LU-3: Development that Maintains Neighborhood Integrity and Character

o Goal LU-4: New Development that Is Sensitive to Costa Mesa’s Environmental Resources

o Goal LU-5: Adequate Community Services, Transportation System, and Infrastructure to Meet Growth
o Goal LU-6: Economically Viable and Productive Land Uses that Increase the City’s Tax Base

o Goal LU-7: A Sound Local Sustainable Economy that Attracts Investment, Creates Educational
Opportunities, and Generates Employment Opportunities

o Goal LU-8: Promote a range of multiple uses at the Fairview Developmental Center site
o Goal LU-9: Ensure that Fairgrounds uses are consistent with the General Plan designation

o Goal LU-10: Promote the growth of tourism

= The Circulation Element establishes the City's goals regarding the transportation network, foremost by
using a “Complete Streets” approach to mobility planning and regional coordination. The Element promotes
a balanced, multimodal transportation system that supports existing development patterns and planned
growth. Policies emphasize roadway functionality, safety, and improved access for vehicles, transit,
bicycles, and pedestrians.

= The Housing Element focuses on encouraging and facilitating a range of housing types and affordability
levels while preserving established residential neighborhoods. New housing is encouraged in appropriate
locations, including mixed-use and areas near jobs and services. The Housing Element identifies specific
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programs to encourage residential development, and implementation of these programs requires updates
to zoning regulations to accommodate the City’'s mandated fair share of Orange County’s RHNA.

= The Conservation Element addresses environmental stewardship within the fully urbanized setting of the
city, which has limited natural resources. Policies emphasize conservation of water and energy, air quality
protection, and reduction of urban environmental impacts, and this Element prioritizes resource
management and sustainability.

= The Noise Element seeks to minimize noise impacts on sensitive land uses, particularly residential
neighborhoods. Policies focus on land use compatibility, development standards, and mitigation related to
transportation and urban activity noise. The Element supports maintaining acceptable noise levels in the
city’s dense urban environment.

= The Safety Element addresses protection from natural and human- made -hazards, including seismic,
flooding, fire, and emergency events. Policies emphasize hazard mitigation through land use planning,
infrastructure standards, and emergency preparedness. Additionally, public safety and community
resilience are central objectives for the City.

= The Open Space and Recreation Element emphasizes maintenance and enhancement of parks,
recreational facilities, and community spaces. The City primarily relies on managed parks, golf courses, and
shared recreational facilities. Maintaining equitable access to recreation and community health are key
themes of the Element.

= The Growth Management Element ensures that the planning, management, and implementation of traffic
improvements and infrastructure meet the current and projected needs of the City. This Element guides
the pace and location of development to ensure consistency with infrastructure, public services, and
fiscal capacity.

= The Community Design Element identifies activity nodes and promotes high-quality design, attractive
streetscapes, and pedestrian-oriented- development. Policies emphasize compatibility with surrounding
uses and reinforcement of neighborhood identity.

= The Historical and Cultural Resources Element identifies and protects buildings, sites, and features that
reflect Costa Mesa’s history and cultural identity. Policies encourage preservation and adaptive reuse
where feasible, while allowing for development.

6th Cycle Housing Element (2021-2029)

The City’s Housing Element is one of the seven required elements of the General Plan. Per Section 65583(c)(7) of
the California Government Code, Housing Element policies are shaped by, and must be consistent with, other
General Plan elements and associated policies. The primary focus of the Housing Element is to ensure decent, safe,
sanitary, and affordable housing for current and future City residents, including those with special needs. As such,
the City is required to ensure the availability of residential sites, at adequate densities and appropriate development
standards, in the City to accommodate its fair share of the Regional Housing Needs Allocation, also known as the
RHNA. Under the current RHNA, the City is required to establish zoning with the capacity to accommodate the
development of at least 11,760 housing units affordable to households at specific income levels, designated
as follows:

= Very-Low Income: 2,919 units
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=  Low-Income: 1,794 units
= Moderate-Income: 2,088 units
= Above-Moderate Income: 4,959 units

To accommodate the RHNA and a buffer of additional residential development capacity, the City is required to
identify enough sites and ensure zoning allows for the development of housing as identified in the Housing Element.
These sites are generally known as “Housing Element Sites” and “Housing Element Opportunity Sites.” The City
prepared the Housing Element for the planning period from October 2021 to October 2029. The City’s Housing
Element was adopted by the City Council on November 15, 2022. HCD found the Housing Element Update meets
the statutory requirements of Housing Element Law. However, the Housing Element could not be found in
substantial compliance until the City has completed necessary rezoning to accommodate the RHNA (City of Costa
Mesa 2023).1

Measure Y

In November 2016, Costa Mesa voters approved Measure Y, a local ballot initiative that established a requirement
for citywide voter approval of certain development projects that constitute a “major change in allowable land use”,
as defined. A “major change in allowable land use” includes projects that proposed changes to the City’s General
Plan, Zoning Code, Specific Plans, or overlay plans and that exceeded certain defined thresholds related to
residential units, non-residential floor area, or traffic generation.

Measure Y applies to projects proposing 40 or more dwelling units, 10,000 square feet or more of non-residential
development, or that would result in more than 200 additional daily vehicle trip ends. Projects that were consistent
with existing General Plan and zoning designations were allowed to proceed through the City’s standard
discretionary review process and were not subject to voter approval. Measure Y was intended to provide residents
with direct oversight of growth-inducing projects exceeding the thresholds described above. The ordinance remains
in effect today and continues to govern qualifying development proposals citywide except on properties removed
from Measure Y by a subsequent voter-approved ballot measure, Measure K.

Measure K

In November 2022, Costa Mesa voters approved Measure K, a local ballot measure that authorized the City Council
to adopt land use plans and zoning amendments to facilitate housing and mixed-use development within specific
sites, generally along commercial and industrial corridors. Measure K was adopted to allow changes to land use
and zoning in select commercial and industrial areas to address housing needs while preserving established
residential neighborhoods. Measure K is a direct result of Housing Element Program 3G, Address City-wide Vote
Requirement in Relation to Housing Element Compliance.

Measure K allows the City Council to approve qualifying General Plan amendments, zoning changes, specific plans,
and overlay plans within designated corridors without requiring citywide voter approval. The measure requires public
engagement and environmental review before land use and zoning changes are approved. Measure K authorizes

1 Housing Element sites reflect the Sites Inventory at the time of the NOP publication (November 2025) and is subject to change.
Following City Council action on March 17, 2026 and April 7, 2026, to remove 18 Housing Element sites and add two sites, the
City of Costa Mesa has made “no net loss” findings and is in the process of identifying sites to be added to the Housing Element
with sufficient capacity to meet the City’s Regional Housing Needs Allocation (RHNA). All properties being considered are
Measure K sites, within the Planning Area, and are already being studied under the project description of this PEIR.
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the City to establish maximum building heights for properties within its boundary. Measure K does not apply to
residential neighborhoods or parks and does not eliminate Measure Y citywide.

In summary, Measure K created a limited exception to Measure Y by exempting specific commercial and industrial
properties from the land use/zoning change voter-approval requirement. As a result, Measure Y continues to apply
outside Measure K corridors, while Measure K allows the City Council to approve qualifying projects within
designated corridors without a public vote. Together, the measures preserve voter oversight in residential areas
while enabling new housing growth in targeted commercial and industrial locations. Measure K includes Housing
Element sites as well as “non-Housing Element Sites.” Both Measure K and Measure Y as amended thereby are
codified in the Costa Mesa Municipal Code (CMMC).

Costa Mesa Municipal Code
Title 13, Planning, Zoning and Development

The Zoning Code (Title 13 of the Costa Mesa Municipal Code) and zoning map are implementation tools of the
General Plan that provide details on specific allowable uses, development standards, and procedures. Zoning
regulations govern the division, design, and use of individual parcels of land, including minimum lot size, lot
configuration, access, height restrictions, and setbacks for structures (City of Costa Mesa 2025bhb). Title 13
designates the jurisdiction’s residential, commercial, industrial, open space, and mixed-use zones. Key
components include:

= Base zoning districts that determine primary allowable land uses.

= Qverlay zones, including the Mixed-Use Overlay, that allow additional uses or modified development standards.

Across all zoning districts, Title 13 provides specific requirements, such as: minimum lot area and lot width;
maximum building height and floor area ratio (FAR); residential density ranges; setbacks, step-backs, and open
space requirements; parking ratios, shared parking allowances, and bicycle facilities; and landscaping and buffering
standards. Mixed-use districts typically include more flexible standards to allow vertical or horizontal integration of
uses and increased height or density under certain conditions.

Chapter Il, Zoning Districts

This Chapter defines Costa Mesa’s zoning districts and refers to the official zoning map. It classifies, regulates, and
restricts the use of buildings and land, regulates the height and bulk of buildings, and regulates the population
densities by creating classes of zones (i.e. zoning districts). Per the Zoning Code and zoning map, the existing zoning
for the Planning Area parcels is illustrated on Figure 2-4, Existing Zoning.

= Section 13-20, Zoning districts, describes the Mixed-Use Overlay (MU), which is intended to allow
development of residential and nonresidential uses as mixed, integrated projects. This overlay district can
be applied in conjunction with the adoption of an urban plan for the designated area.2 The urban plan is a
regulating plan that describes the unique characteristics of the overlay area, include a matrix of permitted,
conditionally permitted, and prohibited uses and provide development standards.

2 All Urban Plans within the City would sunset under the Project and are proposed to be consolidated into the Mixed-Use Overlay
District. See Chapter 3, Project Description, for more details.
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= Qverlay zoning districts may also be created. Section 13-21, Overlay Districts, provides additional standards
and procedural requirements that apply to development and land-use activities.

Chapter V, Development Standards, Article 11, Mixed-Use Overlay District

Chapter V establishes the development standards that govern the physical form, site layout, and operational
compatibility of development utilizing the Mixed-Use Overlay District (MUOD) throughout the City. These standards
collectively ensure that new development minimizes impacts on surrounding neighborhoods, enhances the public
realm, provides adequate infrastructure and utilities, and contributes to a coherent urban environment.

The MUOD is intended to enable compact, walkable, and higher-intensity development in designated areas by
allowing a combination of residential and commercial uses beyond what is permitted in the underlying zoning. The
MUOD governs how mixed-use projects are regulated and implemented. These definitions clarify the relationship
between the overlay zone and the underlying base zoning districts, and they define fundamental mixed-use
concepts such as mixed-use buildings, mixed-use development sites, and live/work units. The MUOD encourages a
full array of different land use types and structures, including reuse of existing structures, to create an active city
life and enhance business vitality, and ensures that the appearance of buildings are complementary to the existing
architectural character of the area in which they are located and that uses are compatible. The article also clarifies
the role of an adopted urban plan, which sets forth allowable uses and development standards for each designated
mixed-use overlay area.

Mixed-use development types within the overlay include live/work units, commercial/residential units, and standard
residential units. Live/work units integrate living quarters and workspace within a single unit and require specific
residential and work components. Commercial/residential are where residential units are located above (vertical
mixed-use) or adjacent to nonresidential uses (horizontal mixed-use), while residential units may also exist
independently.

If an applicant chooses to apply to develop using the MUOD, the development standards in the MUOD supersede
those of the base zoning district and establish expectations for building form, land use distribution, and site design.
Standards address allowable FAR, the placement of residential and nonresidential uses in vertical and horizontal
configurations, requirements for shared or centrally located resident amenities, restrictions on single-family
detached homes, and regulations for live/work units. Nonresidential components must be located and designed to
minimize traffic conflicts and must integrate parking, service areas, landscaping, and lighting into the overall site
plan. Additional standards are specified in each adopted urban plan.

Compatibility standards address limitations on hours of operation, noise and vibration controls, lighting design,
window placement for privacy, and security provisions such as separate entrances and circulation for residential
uses. Collectively, these compatibility provisions ensure that residential units are adequately protected from
operational impacts associated with commercial or industrial uses within or adjacent to a mixed-use project.

Urban Plans

Urban plans are adopted regulatory documents that provide supplemental regulations to the MUOD. Urban plans
are tailored to be specific to select areas of the city. Within Title 13, the urban plans development standards and
mixed-use development types. The boundaries of the urban plans are identified on Figure 2-3.
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= 19 West Urban Plan/Mixed-Use Overlay

The 19 West Urban Plan, adopted in 2006, is one of three plans that guide development within the Westside
of the city. The 19 West Urban Plan provides commercial and residential mixed-use opportunities primarily
along West 19th 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 Urban Plan is
intended to promote commercial and residential mixed-use development, encourage adaptive reuse, stimulate
private investments and improvements, and meet housing demand (City of Costa Mesa 2016a).

= South Bristol Entertainment & Cultural Arts (SoBECA) Urban Plan/Mixed-Use Overlay

The SoBECA Urban Plan applies to an area within the northwest portion of the city along State Route (SR-) 73
and Baker Street and allows for a mix of housing and retail/service commercial businesses, light industrial
uses, creative studios, retail campuses, and entertainment and restaurant uses with the aim to attract local
residents and visitors. Permitted development approaches under this Urban Plan are mixed-use developments
that combine residential and commercial uses, and standalone commercial and residential uses; however, this
Urban Plan caps residential units within its area at a total of 450 units (City of Costa Mesa 2025).

= Mesa West Bluffs Urban Plan/Mixed-Use Overlay

The Mesa West Bluffs Urban Plan was adopted to provide an overlay zone encouraging the development of
live/work units or residential development to revitalize and provide new high-quality residences without
exceeding the development capacity of the General Plan transportation system. The Urban Plan applies to
industrial properties predominantly south of 18th Street, north of 16th Street, and along Placentia Avenue. New
residential development under the Plan must be designed to minimize conflicts with long-established industrial
uses. New creative industrial workspace is permitted under the Plan, provided that activities limit or confine
noise, dust, and vibration impacts (City of Costa Mesa 2025).

= Mesa West Residential Ownership Urban Plan/Mixed-Use Overlay

The Mesa West Residential Ownership Urban Plan is located between Victoria Street and 17th Street, west of
SR-55. It aims 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 Plan provides flexible development
regulations to incentivize development and investment (City of Costa Mesa 2025).

Harbor Mixed-Use Overlay

The Harbor Mixed-Use Overlay is not an urban plan, but applies to select areas along Harbor Boulevard, between
Wilson Street and 19th Street. The intent of the Plan is to introduce a diverse mix of uses to create integrated,
walkable areas and complementary mix of residential and retail spaces, neighborhood-serving retail and
commercial services, and residential uses along the southern portion of Harbor Boulevard that intersects with 19th
Street. The Overlay allows residential development at up to 20 du/ac, with a maximum 1.25 FAR for projects that
consist of both residential and commercial mixed uses and a maximum building height of four stories (City of Costa
Mesa 2025).
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Chapter V, Development Standards, Article 12, Residential Incentive Overlay District

The Residential Incentive Overlay District was adopted to provide new housing opportunities for residential
development at strategic locations along Harbor Boulevard and Newport Boulevard. This overlay allows for higher
density residential uses in certain areas along Harbor Boulevard currently developed with commercial uses and on
Newport Boulevard, where limited lower density residential is allowed (City of Costa Mesa 2025b). There are no
properties in the Residential Incentive Overlay District within the Planning Area.

Specific Plans

The City has specific plans that regulate land use and development within specific areas of the city. Specific plans
are used to ensure that property owners and developers of a specific area adhere to a common vision, plan or
coordinate multiple phases of a long-term development. Specific plans must also be consistent with the General
Plan and act to further General Plan goals and policies. The boundaries of the City’s adopted specific plans are
identified on Figure 2-3.

North Costa Mesa Specific Plan

The North Costa Mesa Specific Plan was first adopted by the City Council in July 1994 and has since been amended
on multiple occasions, including as recently as March 2026. The Specific Plan covers approximately 423 acres and
consists of many identifiable and diversified components within the city, including the South Coast Plaza Town
Center. The Specific Plan specifies the land use designations and accompanying residential densities and
commercial and industrial intensities for the plan area, as well as numerous policies that are relevant or specific to
North Costa Mesa. The intent of the North Costa Mesa Specific Plan is to allow higher density and intensity uses
within that area, establish specific development standards to realize the development potential of the Plan area,
and the need to sensitively integrate new development with the surrounding areas, and, therefore, promote both
resident and business community confidence in the long-term vision for the plan area (City of Costa Mesa 2016b).

Newport Boulevard Specific Plan

The Newport Boulevard Specific Plan encompasses properties fronting the east side of Newport Boulevard between
Mesa Drive and 19th Street and generally consists of commercial properties; although, there are some residential
properties. The intent of the Specific Plan was to provide a long-term vision for this area of the city and to encourage
viable commercial businesses to continue to prosper along Newport Boulevard and to encourage marginal uses to
redevelop. The Specific Plan also aimed to address development issues resulting from the changed circulation
patterns due to the completion of the Costa Mesa Freeway between Del Mar Avenue and 19th Street and its
extension to 15th Street. The Newport Boulevard Specific Plan also intended to ensure land use compatibility and
viability in the plan area and to attract traffic back to Newport Boulevard (City of Costa Mesa 1999). Several non-
Housing Element Measure K sites are located within the Newport Boulevard Specific Plan.

One Metro West Specific Plan

The One Metro West Specific Plan establishes planning and design standards for one 15.23-acre site and the off-
site improvements on Sunflower Avenue along the project site and the bikeway connection to the Santa Ana River
Trail. The Specific Plan study area is bordered by Sunflower Avenue to the north, 1-405 Freeway to the south, the
South Coast Collection commercial retail/dining development to the east and industrial uses to the west. The One
Metro West Specific Plan allows over 1,000 multi-family residential units, a 1.5-acre urban open space, as well as
some supportive retail and office uses.
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East 17th Street Specific Plan

This Specific Plan is not within the Planning Area. None of the properties in this Specific Plan are Housing Element
or Measure K sites.

2.3 Existing Conditions

2.3.1 Land Use, Population, and Housing

According to the United States Census, the City’s population in 2020 was recorded as 111,918 residents (Census
2026). Based on recent estimates, the City’s 2024 population is approximately 109,131 residents (Census 2026).
This demonstrates a reduction in population between 2020 and 2024. As shown in the Housing Element Update,
growth forecasts between the years 2020 and 2040 show that the City is estimated to grow by 2.2 percent (or
2,500 people) from 111,200 residents to 116,400 residents (City of Costa Mesa 2023).

There are approximately 42,292 households estimated in the city, according to the U.S. Census Bureau’s 2020-
2024 estimates (Census 2026). Based on the same data source, the City’s average household size is 2.56 persons
per household. Moreover, the Housing Element Update notes that the City’s vacancy rate is considered low at 4.8
percent with a majority of the housing units built over 30 years ago (City of Costa Mesa 2023).

The Planning Area is comprised of 1,079 parcels across the city totaling approximately 1,353.4 acres. The existing
General Plan land use designations and zoning designations in the Planning Area are summarized in Table 2-1,
Existing Conditions, and further detailed in Appendix A, Planning Area Parcel List.

Table 2-1. Existing Conditions

Maximum
Allowable
Intensity (Floor to
Area Ratio [FAR])

Maximum
Allowable
Density (units
per acre)

Total Existing
Square Feet

Land Use Designation Total Acreage

General Plan Land Use Designation

Commercial Center (CC) 81.3 671,606.6 - 0.25t0 0.75
Commercial-Residential (CR) 40.3 573,467.6 12to 17.4 0.201t0 0.40
Cultural Arts Center (CAC) 56.9 898,636.5 a 1.77
General Commercial (GC) 441.4 5,557,418.7 - 0.20t0 0.75
High-Density Residential 10.0 167,919.9 20 -
(HDR)

Industrial Park (IP) 287.6 3,970,286.3 - 0.20t0 0.75
Light Industrial (LI) 179.4 2,873,981.5 - 0.15t00.75
Medium-Density Residential 1.5 19,270.9 12 -
(MDR)

Neighborhood Commercial 11.6 65,109.0 - 0.15t0 0.75
(NC)

Regional Commercial (RC) 130.1 2,051,057.8 - 0.6521t00.89
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Table 2-1. Existing Conditions

Land Use Designation

Total Acreage

Total Existing
Square Feet

Maximum
Allowable
Density (units
per acre)

Maximum
Allowable

Intensity (Floor to
Area Ratio [FAR])

Urban Center Commercial 113.4 705,660.5 200r802 0.481t0 0.79
(UCC)
Zoning Designation
Administrative and 6.1 - - b
Professional District (AP)
Commercial Limited District 20.6 224.,807.1 _ b
(CL)
General Business District (C2) 130.3 1,668,089.2 - b
General Industrial (MG) 177.1 2,839,270.7 - b
Industrial Park (MP) 147.7 2,231,628.9 - b
Institutional and Recreational 0.9 8,879.2 - b
District (I1&R)
Local Business District (C1) 263.3 3,153,920.8 - b
Multiple-Family Residential 4.7 57,496.7 14.52 -
District, High Density (R2-HD)
Multiple-Family Residential 1.8 31,027.9 12 -
District, Medium Density (R2-
MD)
Planned Development 3725 4,166,479.9 - b
Commercial (PDC)
Planned Development 116.0 1,438,154.9 - b
Industrial (PDI)
Planned Development 6.0 130,964.2 Up to 20 -
Residential—High Density
(PDR-HD)
Planned Development 0.5 462.4 Up to 12 -
Residential-Medium Density
(PDR-MD)
Shopping Center District (C1- 48.8 704,596.8 - b
S)

95.7 898,636.5 - b

Town Center District (TC)

Source: SCAG 2025; City of Costa Mesa 2025b; Zoning Code Article 8, Floor Area Ratios, Table 13-69, Maximum Floor Area Ratios.

Note: The “total” estimates for the Planning Area are roughly equivalent to the sum of each zoning designation; however, the

estimates may not sum precisely due to rounding. AC = Acre; SF = Square Feet; DU/AC = dwelling units per acre; FAR = Floor Area
Ratio; - = Not Applicable.
Refer to the North Costa Mesa Specific Plan for detailed density for specific sites.
Refer to the General Plan for the applicable maximum FAR as shown in Table 13-69 of the Zoning Code, unless a deviation is

a
b

allowed by the General Plan.

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR

JUNE 2026

17292
2-13



2 - ENVIRONMENTAL SETTING

Whereas some parcels included in Table 2-1 above consist of vacant land, a majority of the parcels contain existing
development, including but not limited to residential, commercial, and industrial land uses.

The existing conditions related to population, housing and employment within the Planning Area are provided in
Table 2-2, Existing Planning Area Population, Housing, and Employment. The geographic scope for existing
conditions is the Planning Area (i.e., Measure K sites, including Housing Element and non-Housing Element
properties), as illustrated in Figure 2-2.

Table 2-2. Existing Planning Area Population, Housing, and Employment

Housing (DU) Population Employment P

508 | 1,300 ¢ | 23,383

Notes: DU = dwelling units.

a The total number of existing dwelling units in the Planning Area is an estimate based on existing conditions (Appendix B).

b Employment was estimated for the Planning Area based on existing parcel data for Planning Area parcels (Appendix B).

c 508 housing units x 2.56 persons per household = 1,300.48 residents (or 1,300 residents) residing within the Planning Area.

2.3.2 Natural Resources and Open Space

As stated in the City’'s General Plan, parks and open spaces contribute to the health of residents and the
environment. The City aims to plan for growth while preserving open spaces. Costa Mesa’s inventory of open spaces
ranged from highly developed, active recreation sites to more natural, passive open spaces. Natural open spaces
function as habitat for wildlife and places of education. The City’'s commitment to well-maintained parks and
playgrounds ensures that residents can recreate and enjoy outdoor gathering spaces adaptable to the evolving
needs of the community (City of Costa Mesa 2016a).

As discussed in the City’s General Plan, Costa Mesa benefits from a favorable location near the coast with cool
ocean breezes and coastal bluffs that provide a diversity of natural habitats. The city has various other natural
resources, such as the Santa Ana River, which is located along the city’s western boundary, which provides flood
control and open space connectivity. Fairview Park and Talbert Regional Park are open space resources that support
wildlife diversity. The Santa Ana River and riparian areas are important to local wildlife for the open space
connectivity they create between isolated areas where animals live and forage, and their use as migration corridors.

The General Plan designates Talbert Regional Park as Open Space Reserve (OSR), which applies to lands of scenic
and natural attraction, in addition to areas of ecological, cultural, historical, and recreational significance
permanently preserved as and restricted to open space and compatible uses. As discussed in the City’'s General
Plan, Talbert Regional Park/Nature Preserve encompasses 180 acres along the Santa Ana River, including 97 acres
within the coastal zone. Fairview Park, which includes 208 acres open space consisting of bluffs, vernal pools, trails,
native plant communities, and wildlife, is located adjacent to Talbert Regional Park and is linked with the Santa Ana
River system of trails and parks. Riparian areas like the Fairview Park wetlands and riparian habitat area play a key
role in sorting and filtering sediment, recharging ground aquifers, and for reducing flood potential. These parks
provide important biodiversity habitat and is part of the open space and natural habitat reserve system of the
Orange County Central/Coastal Subregional Natural Communities Conservation Plan and Habitat Conservation Plan
(NCCP/HCP), which is a 37,000-acre reserve system that permanently protects a broad range of plant and animal
populations within the region of Orange County (City of Costa Mesa 2016a). Talbert Regional Park and Fairview
Park are located outside of the Planning Area.
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For more discussion and analysis regarding natural resources and open space, refer to Sections 4.4, Biological
Resources, 4.12, Mineral Resources, and 4.16, Recreation, of this Draft PEIR.

2.3.3 Transportation, Circulation, and Public Transit

Costa Mesa’s transportation system consists of a comprehensive network of sidewalks, bicycle routes, trails, bus
transit facilities, local streets, major roadways, and freeways that supports connectivity between the major
commercial activity areas and residential neighborhoods (City of Costa Mesa 2016a). The City is served by the
regional freeway system that provides connectivity to all of Orange County, including I-405 that traverses east-west
across the northern portion of the city; SR-73, which traverses southeast-northwest through the city until it
intersects with 1-405; and SR-55 that traverses southwest-northeast through the city. Locally, various north/south
arterial roadways serve the city, including Harbor Boulevard, Fairview Road, Bear Street, and Bristol Street, all of
which are six-lane facilities; in addition to Placentia Avenue and Red Hill Avenue, which are four-lane facilities. The
east-west arterial roadways serving the City are the six-laned Anton Boulevard and Adams Avenue, Sunflower
Avenue that consists of both six-lane and four-lane portions, and the four-laned South Coast Drive, Baker Street,
Fair Drive, Victoria Street, West 19th Street, and East 17th Street (City of Costa Mesa 2016a).

As discussed in the General Plan, east-west access into the city is constrained by the Santa Ana River on the west
and by John Wayne Airport and Upper Newport Bay on the east. In Costa Mesa, the Santa Ana River is crossed at
Adams Avenue, Victoria Street, and MacArthur Boulevard. Besides |-405, these roadways represent the only
locations where Costa Mesa residents can travel to Huntington Beach and Fountain Valley without having to go
north through Santa Ana or south through Newport Beach. To the east, the John Wayne Airport and Upper Newport
Bay constrain surface street connections extending east, except via Pacific Coast Highway to the south, Bristol
Street parallel to SR-73, and MacArthur Boulevard north of I-405 (City of Costa Mesa 2016a).

The City is served by a range of transit options that provide alternatives to single-occupant automobile travel,
including buses, trains, rideshare, and paratransit services. The Planning Area is served by a variety of bus routes
operated by the Orange County Transportation Authority (OCTA), including local bus routes 35, 43, 47, 55, 71, 76,
and 86, community bus routes 150/151 and 178, and Intercounty Express bus routes 543 and 533; (City of Costa
Mesa 2016a; OCTA 2026). OCTA operates bus rapid transit service Bravo! Route 543 along Harbor Boulevard,
which extends from the Fullerton Transportation Center through Anaheim, Garden Grove and Santa Ana, ending at
MacArthur Boulevard at the Costa Mesa city limit. OCTA also provides paratransit services within Orange County,
with several routes in Costa Mesa. Through OCTA’s Senior Taxi Program and ACCESS, the City supports discounted
bus fares to seniors and flexible paratransit shuttles. ACCESS is OCTA's shared-ride service for people who are
unable to use the regular fixed-route bus service because of functional limitations caused by a disability. OCTA's
Senior Mobility Program is designed to fill the gap between local fixed-route buses and ADA paratransit by providing
local transportation services to seniors (City of Costa Mesa 2016a). In addition, the City also operates the Let's Go
Costa Mesa program, which is a free, on-demand electric rideshare service operated in partnership with Circuit
utilizing funds from the State of California’s Clean Mobility Options (CMO) program. Let’'s Go Costa Mesa operates
Monday through Friday from 8 a.m. to 8 p.m., and Saturday through Sunday from 10 a.m. to 8 p.m., and provides
service throughout the south and central portion of the city surrounding downtown and to Hoag Memorial Hospital
within the City of Newport Beach (City of Costa Mesa 2026).

For more discussion and analysis regarding transportation, circulation, and public transit, see Section 4.17,
Transportation, of this Draft PEIR.
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2.4 Public Services and Utilities
2.4.1 Public Services

This Draft PEIR evaluates the Project’s potential impacts on public services including fire protection and emergency
services, law enforcement, school, parks, and library services. This section provides a brief overview of the existing
public services for the project and Planning Area. For a more detailed discussion of existing conditions related to
public services, please refer to Section 4.15, Public Services, of Chapter 4 of this Draft PEIR.

2.4.1.1 Fire Protection and Emergency Services

The Costa Mesa Fire & Rescue Department serves the City with fire suppression and emergency medical services
through a network of six fire stations and employs 90 full-time staff, including 84 sworn positions and six hon-sworn
positions (City of Costa Mesa 2016a; City of Costa Mesa 2025c). In addition to fire suppression and emergency
medical services, Costa Mesa Fire & Rescue also provides fire prevention and community risk reduction services,
and hazardous materials response services (City of Costa Mesa 2016a).

2.4.1.2 Police Protection Services

The Costa Mesa Police Department (CMPD) provides general-service law enforcement within the City (City of Costa
Mesa 2016a). The CMPD employs approximately 142 sworn police personnel, consisting of one captain, four
lieutenants, 16 sergeants, and 77 officers, as well as 29 civilian employees and employs approximately 102 sworn
and professional employees within its Support Services Division (Appendix [; City of Costa Mesa 2025d, 2025e). In
addition to enforcement of criminal laws, CMPD also serves the City with crime investigation and traffic
enforcement. The CMPD maintains its headquarters at 99 Fair Drive in the Civic Center within Costa Mesa, as well
as two substations at South Coast Plaza and 567 West 18th Street. CMPD also maintains a mutual aid agreement
with the Huntington Beach Police Department for airborne law enforcement patrols and related services (City of
Costa Mesa 2016a).

2.4.1.3 School Services

The City is served with school services by the Newport-Mesa Unified School District which has an approximate
enrollment of 18,000 students and operates 31 schools serving Newport Beach, Costa Mesa, and Corona del Mar
(NMUSD 2025).

2414 Parks

The City’s Parks and Community Services Department owns and operates parks, recreational facilities, and
community centers in the city. The parks and open space inventory includes neighborhood and community parks,
a regional nature preserve (Talbert Regional Park, operated by the County of Orange), institutional uses, the Orange
County Fair and Event Center (operated by the 32nd District Agricultural Association), open space easements, and
golf courses. The City offers a wide diversity of facilities, ranging from highly developed, active recreation sites to
low-activity, passive open spaces (City of Costa Mesa 2016a).
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2415 Libraries

Orange County Public Libraries (OCPL) provides library services to residents in Orange County via 32 public library
branches, including two branches in Costa Mesa - the Donald Dungan Library at 1855 Park Avenue, and the Mesa
Verde Library at 2969 Mesa Verde Drive (City of Costa Mesa 2025f; OCPL 2025).

2.4.2 Utilities

This Draft PEIR evaluates the Project’s potential impacts on utilities and service systems, including the potential
impacts to water, wastewater, storm drain, electric power, natural gas, telecommunication conveyance capacity, as
well as impacts to water supply, wastewater treatment, and solid waste disposal capacity. A brief discussion of the
existing regional utilities and service systems within the city is below. For a more detailed discussion of existing
conditions related to utilities and system services, please refer to Section 4.19, Utilities and System Services of this
Draft PEIR.

2.4.2.1 Stormwater Service

The City of Costa Mesa is operating and maintaining City-owned storm drainage facilities in the city, while many of
regional flood control facilities in the city are owned, operated, and maintained by the Orange County Flood
Control District.

2.4.2.2 Sewer Service

The Costa Mesa Sanitary District (CMSD) provides wastewater treatment services for the City. CMSD owns,
operates, and maintains a 224-mile wastewater collection system in the city that collects and transmits wastewater
to the Orange County Sanitation District (CMSD 2025). The wastewater generated within the city is collected and
processed at treatment plants in Fountain Valley and Huntington Beach (City of Costa Mesa 2016a).

2.4.2.3 Water Supply

Domestic water services within the city are provided by the Mesa Water District (MWD) and the Irvine Ranch Water
District (IRWD). The MWD service area encompasses approximately 18 square miles, covering most of the city, part
of Newport Beach, and John Wayne Airport. The IRWD service area encompasses approximately 181 square miles
and covers a portion of properties within Costa Mesa located southeast of Newport Boulevard between 23rd Street
and Bristol Street, as well as various other jurisdictions (City of Costa Mesa 2016a). The MWD operates eight
groundwater wells within the city that pump water from the Orange County Groundwater Basin. However, because
natural water supplies are limited in Orange County and demand generally exceeds the rate of replenishment of
these sources, a majority of communities in Orange County rely on water imported from sources outside Orange
County, including from the Colorado River Aqueduct and the State Water Project. See Section 4.10, Hydrology and
Water Quality, and Section 4.19, for further information about retail water purveyors and the water supply system
servicing the city.

2.4.2.4 Solid Waste

The Costa Mesa Public Works Department (Public Works) manages all commercial waste collection and recycling
services within the city, while the Costa Mesa Sanitary District oversees all residential waste collection and recycling
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services (City of Costa Mesa 2025g). The City expects that landfill space will diminish in Southern California which
will require jurisdictions to continue development of waste reduction and diversion efforts to avoid shortfalls in
landfill capacity (City of Costa Mesa 2016a).

2425 Electrical Service

Electricity in the city is provided by Southern California Edison (SCE), a private franchise utility company and
subsidiary of Sempra Energy. All standards, development requirements, and improvement strategies are set directly
by SCE, with oversight by the California Public Utilities Commission (CPUC). Electricity is transmitted by a network
of aboveground and underground power lines to supply sufficient power to all locations, including streetlights and
traffic signals.

2.4.2.6 Natural Gas

Natural gas currently serving the City is provided by Southern California Gas Company (SoCalGas), which owns and
operates two natural gas storage fields in Southern California. These storage fields help meet peak seasonal
demand and allow Southern California customers to secure natural gas supplies more efficiently. SoCalGas also
owns and operates four underground storage facilities located around Southern California. In addition, SoCalGas
owns and operates all transmission mains, distribution pipelines, and service laterals within the city.

2.4.2.7 Telecommunication Service

Telecommunication facilities are installed in the city by a variety of private utility companies, including AT&T,
Spectrum Services, Verizon, and Comcast Cable.

2.5 Cumulative Impact Analysis

Section 15355 of the CEQA Guidelines defines cumulative impacts as “two or more individual effects which, when
considered together, are considerable or which compound or increase other environmental impacts.” Cumulative
impacts are the change caused by the incremental impact of an individual project compounded with the incremental
impacts from closely related past, present, and reasonably foreseeable probable future projects. Cumulative
impacts can result from individually minor but collectively significant projects taking place over a period of time.

Section 15130 of the CEQA Guidelines states that, where a lead agency concludes that the cumulative effects of a
project, taken together with the impacts of other closely related projects are significant, the lead agency then must
determine whether the project’'s incremental contribution to such significant cumulative impact is “cumulatively
considerable” (and thus significant in and of itself). Section 15130 further states that this discussion of cumulative
impacts shall reflect the severity of the impacts and the likelihood of occurrence, but the discussion need not provide as
great detail as is provided for the effects attributable to the project alone. CEQA Guidelines Section 15130(b)(1) states
that the information utilized in an analysis of cumulative impacts should come from one of two sources:

1. Alist of past, present and probable future projects producing related or cumulative impacts, including, if
necessary, those projects outside the control of the agency; or

2. Asummary of projections contained in an adopted general plan or related planning document, or in a prior
environmental document which has been adopted or certified, which described or evaluated regional or
areawide conditions contributing to the cumulative impact.
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The cumulative impact analysis contained in this Draft PEIR considers projections used in the City’s General Plan
land use buildout as well as one current project (Fairview Developmental Center Specific Plan, for which a Notice
of Preparation was released in October 2025).3 A summary of the cumulative buildout projections for the City
(including the proposed Project) is provided below in Table 2-3, City of Costa Mesa Cumulative Build Projections.

Table 2-3. City of Costa Mesa Cumulative Buildout Projections

Buildout Projections

Cumulative Plans Geographic Scope Population Housing (DU) Jobs
General Plan Land Use All Non-Planning Area 103,596 43,240 85,037
Buildout Parcels in the City
Fairview Developmental 2501 Harbor 9,440 4,000 88
Center Specific Plan2 Boulevard (APN 420-
012-16)

Cumulative Subtotal 113,036 47,240 99,815
Proposed Project3 Planning Area 52,872 22,030 38,152

Cumulative + Project 165,908 69,270 123,277

Sources: City of Costa Mesa 2016c¢; City of Costa Mesa 2025h; Fehr and Peers 2026; SCAG 2016, 2017.

Notes: APN = Assessor’s Parcel Number; DU = dwelling units, which is a common planning term used to refer to housing units

1 The Notice of Preparation and Notice of Completion for the Fairview Developmental Center Specific Plan was posted in October 2025.
Housing and jobs estimates are derived from the Notice of Completion. The population is based on a persons-per-household rate of
2.36 and the projected number of dwelling units set forth in the Notice of Completion (City of Costa Mesa 2025h).

2 Please refer to Section 3.4, Project Buildout and Assessment Methodology in Chapter 3, Project Description of this PEIR for a
discussion of buildout methodology for the proposed Project.

Section 15130(b)(3) of the CEQA Guidelines states that “lead agencies shall define the geographic scope of the
area affected by the cumulative effect and provide a reasonable explanation for the geographic limitation used.”
Each cumulative analysis in Sections 4.1 through 4.19 of this Draft PEIR identify the geographic scope that is
applicable to that topic area. In general, the cumulative study area is the City of Costa Mesa. There are
environmental issues whose relevant geographic scope for purposes of the cumulative impact analysis may be
larger or smaller than the City, and may be defined by local, regional, or state agency jurisdiction or by other
environmental factors. One example is the geographic scope of cumulative air quality impacts, defined by the
SCAQMD to encompass the South Coast Air Basin. The basin includes all of Orange County and the non-desert
portions of Los Angeles, Riverside, and San Bernardino Counties. The geographic context for the cumulative analysis
is specified for each environmental issue addressed in Sections 4.1 through 4.19 of this Draft PEIR.

3 The buildout of the City was determined throughout the development of the Climate Action and Adaptation Plan, which is
anticipated to be considered for adoption in October 2026.

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR 17292
JUNE 2026 2-19



2 - ENVIRONMENTAL SETTING

2.6 References

Census (United States Census Bureau). 2026. QuickFacts. Costa Mesa city, California. Accessed February 18,
2026. https://www.census.gov/quickfacts/fact/table/costamesacitycalifornia/
HSD410224#HSD410224.

City of Costa Mesa. 1999. Newport Boulevard Specific Plan. Adopted July 1996. Amended March 1999. Accessed
October 31, 2025. https://www.costamesaca.gov/home/showpublisheddocument/325/
636490563866670000.

City of Costa Mesa. 2016a. 2015-2035 General Plan. City of Costa Mesa. Adopted 2015. Accessed October 24,
2025. https://www.costamesaca.gov/government/departments-and-divisions/economic-and-
development-services/planning/general-plan/2015-2035-general-plan.

City of Costa Mesa. 2016b. North Costa Mesa Specific Plan. Adopted July 1994. Amended September 2016.
Accessed October 31, 2025. https://www.costamesaca.gov/home/showpublisheddocument/323/
636746912538800000.

City of Costa Mesa. 2016¢. 2015-2035 General Plan EIR. City of Costa Mesa. Certified June 22, 2016. Accessed
December 18, 2025. https://www.costamesaca.gov/government/departments-and-divisions/economic-
and-development-services/planning/general-plan/2015-2035-general-plan-eir.

City of Costa Mesa. 2023. Housing Element Update. City of Costa Mesa. Adopted 2023. Accessed October 30,
2025. https://www.costamesaca.gov/government/departments-and-divisions/economic-and-
development-services/planning/housing-element-update.

City of Costa Mesa. 2025a. Measure K: Ordinance to Revitalize Commercial and Industrial Areas and Protect
Residential Neighborhoods. Accessed November 2025. https://www.costamesaca.gov/
trending/measure-k.

City of Costa Mesa. 2025b. City of Costa Mesa, CA. Code of Ordinances. Accessed October 30, 2025.
https://ecode360.com/C04918.

City of Costa Mesa. 2025c. Costa Mesa Fire & Rescue. Accessed October 30, 2025.
https://www.costamesaca.gov/government/departments-and-divisions/fire-rescue.

City of Costa Mesa. 2025d. Police. Department Divisions. Field Operations. Accessed October 30, 2025.
https://www.costamesaca.gov/government/departments-and-divisions/police/department-
divisions/field-operations.

City of Costa Mesa. 2025e. Police. Department Divisions. Support Services. Accessed October 30, 2025.
https://www.costamesaca.gov/government/departments-and-divisions/police/department-
divisions/support-services.

City of Costa Mesa. 2025f. Libraries. Accessed October 30, 2025. https://www.costamesaca.gov/
community/libraries.

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR 17292
JUNE 2026 2-20


https://www.census.gov/quickfacts/fact/table/costamesacitycalifornia/HSD410224#HSD410224
https://www.census.gov/quickfacts/fact/table/costamesacitycalifornia/HSD410224#HSD410224
https://www.costamesaca.gov/home/showpublisheddocument/325/636490563866670000
https://www.costamesaca.gov/home/showpublisheddocument/325/636490563866670000
https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-services/planning/general-plan/2015-2035-general-plan
https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-services/planning/general-plan/2015-2035-general-plan
https://www.costamesaca.gov/home/showpublisheddocument/323/636746912538800000
https://www.costamesaca.gov/home/showpublisheddocument/323/636746912538800000
https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-services/planning/general-plan/2015-2035-general-plan-eir
https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-services/planning/general-plan/2015-2035-general-plan-eir
https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-services/planning/housing-element-update
https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-services/planning/housing-element-update
https://www.costamesaca.gov/trending/measure-k
https://www.costamesaca.gov/trending/measure-k
https://ecode360.com/CO4918
https://www.costamesaca.gov/government/departments-and-divisions/fire-rescue
https://www.costamesaca.gov/government/departments-and-divisions/police/department-divisions/field-operations
https://www.costamesaca.gov/government/departments-and-divisions/police/department-divisions/field-operations
https://www.costamesaca.gov/government/departments-and-divisions/police/department-divisions/support-services
https://www.costamesaca.gov/government/departments-and-divisions/police/department-divisions/support-services
https://www.costamesaca.gov/community/libraries
https://www.costamesaca.gov/community/libraries

2 - ENVIRONMENTAL SETTING

City of Costa Mesa. 2025g. Waste Collection and Recycling. Accessed October 30, 2025.
https://ecode360.com/C04918.

City of Costa Mesa. 2025h. Notice of Completion and Environmental Document Transmittal (Fairview
Developmental Center Specific Plan Notice of Preparation). October 27, 2025. Accessed June 2026.
https://files.ceqanet.lci.ca.gov/325300-1/attachment/buf TXfg5tDrkPT2wlpyrienOR4btshq
UYWoW7YeXPhAYqNIONzMCaqjfNRDbfEE59Sh-v4fR57 gelPzyO.

City of Costa Mesa. 2026. Let’s Go Costa Mesa. Accessed April 2026.
https://www.costamesaca.gov/government/departments-and-divisions/public-works/let-s-go-costa-mesa.

CMSD (Costa Mesa Sanitary District). 2025. Sewer. Accessed October 30, 2025.
https://www.cmsdca.gov/sewer/.

Fehr and Peers. 2026.Costa Mesa Climate Action and Adaptation Plan (CAAP) Vehicle Miles Traveled (VMT)
Methodology and Inventory Study. February 2, 2026.

NMUSD (Newport-Mesa Unified School District). 2025. About. Facts at a Glance. Accessed October 30, 2025.
https://web.nmusd.us/about.

OCPL (Orange County Public Libraries). 2025. About OCPL. Accessed October 30, 2025. https://ocpl.org/about-ocpl.

OCTA (Orange County Transportation Authority). 2026. System Map. Effective February 8, 2026. Accessed
February 19, 2026. https://www.octa.net/ebusbook/RoutePdf/SystemMap.pdf?n=202411.

SCAG (Southern California Association of Governments). 2016. "Table 7, Urban Footprint Building Square Footage
Factors for Residential Units and Employees by Type." Sustainable Communities Strategy (SCS)
Background Documentation. Appendix to SCAG 2016-2040 RTP/SCS. April 2016.
https://scag.ca.gov/sites/default/files/2024-05/f2016rtpscs scsbackgrounddocumentation.pdf.

SCAG. 2017. "Appendix D - SCAG Land Use Codes Descriptions." SCAG Scenario Planning Model (SPM) - Data
Management (DM) System. Version: December 6, 2017. Accessed March 2026. https://scag-spm-
documentation.readthedocs.io/en/latest/scag lu codes description/.

SCAG. 2020. Final RHNA Allocation Methodology. Updated March 5, 2020. Accessed December 2025.
https://scag.ca.gov/sites/default/files/old/file-attachments/scag-final-rhna-methodology-
030520.pdf?1602189316=.

SCAG. 2024. Connect SoCal. A Plan for Navigating to a Brighter Future. SCAG. The Southern California Association
of Governments’ 2024-2050 Regional Transportation Plan/Sustainable Communities Strategy. Accessed
October 29, 2025. https://scag.ca.gov/sites/default/files/2024-05/23-2987-connect-socal-2024-final-
complete-040424.pdf.

SCAG. 2025. “About Us.” Accessed October 30, 2025. https://scag.ca.gov/about-us.

SCAQMD (South Coast Air Quality Management District). 2022. Air Quality Management Plan (AQMP). Accessed
October 30, 2025. http://www.agmd.gov/home/air-quality/clean-air-plans/air-quality-mgt-plan.

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR 17292
JUNE 2026 2-21


https://ecode360.com/CO4918
https://files.ceqanet.lci.ca.gov/325300-1/attachment/buf_TXfg5tDrkPT2wlpyrjenOR4btshqUYWoW7YeXPhAYqN9NzMCaqjfNRDbfEE59Sh-v4fR57gelPzy0
https://files.ceqanet.lci.ca.gov/325300-1/attachment/buf_TXfg5tDrkPT2wlpyrjenOR4btshqUYWoW7YeXPhAYqN9NzMCaqjfNRDbfEE59Sh-v4fR57gelPzy0
https://www.costamesaca.gov/government/departments-and-divisions/public-works/let-s-go-costa-mesa
https://www.cmsdca.gov/sewer/
https://web.nmusd.us/about
https://ocpl.org/about-ocpl
https://www.octa.net/ebusbook/RoutePdf/SystemMap.pdf?n=202411
https://scag.ca.gov/sites/default/files/2024-05/f2016rtpscs_scsbackgrounddocumentation.pdf
https://scag-spm-documentation.readthedocs.io/en/latest/scag_lu_codes_description/
https://scag-spm-documentation.readthedocs.io/en/latest/scag_lu_codes_description/
https://scag.ca.gov/sites/default/files/old/file-attachments/scag-final-rhna-methodology-030520.pdf?1602189316=
https://scag.ca.gov/sites/default/files/old/file-attachments/scag-final-rhna-methodology-030520.pdf?1602189316=
https://scag.ca.gov/sites/default/files/2024-05/23-2987-connect-socal-2024-final-complete-040424.pdf
https://scag.ca.gov/sites/default/files/2024-05/23-2987-connect-socal-2024-final-complete-040424.pdf
https://scag.ca.gov/about-us
http://www.aqmd.gov/home/air-quality/clean-air-plans/air-quality-mgt-plan

2 - ENVIRONMENTAL SETTING

INTENTIONALLY LEFT BLANK

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR 17292
JUNE 2026 2-22






2 - ENVIRONMENTAL SETTING

INTENTIONALLY LEFT BLANK

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR 17292
JUNE 2026 2-24






2 - ENVIRONMENTAL SETTING

INTENTIONALLY LEFT BLANK

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR 17292
JUNE 2026 2-26

















