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Chapter?2
| and UseElement

Introduction

The Land Use Element is tkeystoneelement of the Costa Mesa General RPld@his Elementinifies the
other elements by providing an overall policy contést future physical changé&oals and policiedefine
the O 2 Y Y dzy desiréd(bilance among socianvironmenta) and economic considerations, while
maintaining those characteristics tffie community thatreinforce qualityneighborhoods andriable
business districts

AsCosta Mesamplementsthis General Plgrithe Cityaspiresto keep Costa Mesa an eclectiemmunity
with welcomingpublic spacesattractive, walkable residential neighborhoodsxceptional parks and
communityservicesand, adiverseeconomythat meets the needs of local residentsile also attracting
investmentfrom regional and international markets
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Land Use Element

Purpose

The Land Use Element shapgew physical developmenin the Cityand its sphere of influencand
provides strategiefo preserve, protect, and enhanestablished neighborhoods and districts consistent
gAGK G(KS QigionYromlghlipzementation of the Land Use Element, the City seeks to
accomplish the following:

A Target new development opportunities at key locations whelesuring compatibility with
established neighborhoods

A Increase homeownershippportunities in theGty
A Establish and maintain an orderly pattern of development inGlitg
A Establish a land use classification system that implements land use policies
A ldentify acceptable landses and their general locatisn
A Promote consistency witstandards for residential density and noesidential buildingntensity
for existing and future development
A Accommodate a diversity of businesses to provide a solid tax base and ample employment

opportunities, to attract visitor/tourist spendingand to hedgeagainst periodic downturns in
business sectors

A Provide open spag¢gark areasand public spaceshere residents can enjoy passive and active
recreational pursuits

A Ensurethat new development is economicaiynd environmentally sustainable

The Land Use Element serves as thed@mge planning guide for development in the City by indicating

the location and extent of development to be alloweth conjunction with any future housing
opportunities identified withina sites inventory of the Housing Elemenlore than any other element,

the Land Use Element will have a major impact on the form and character of Costa Mesa over the next 20
years.The Land Use Element applies to all properties within the corporate City limits, as well as properties

GAGKAY [/ 2a0GF aSal Qa ALKSNBE 2F AyTFtdsSyOoSs Fa Sailec
Commission (LAFC@).2 3SUKSNE GKSA&S FNBI & 02 YLMNAlEsBatesitkeS & LI I

planning area boundariéa Chapter 1, Introduction
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Land Use Element

Land UseContext2015

TheCityhas implementedtrategic effortsover the yeardo provide a sustainable balance of residential,
commercial, industrial, and public and institutional udesnd use planning ensures tr@ampatible and
complementaryusesare arranged in patterns thatchieve efficienciefr projected growthmobility,and
commerce This Land Use section describes the general location, type, and intensity of development
throughout Costa Mesm baseline year 2015

Planning Context

Development History ) S

[ 2ai0l asSal Qa ty Anyit©enbbhyzadippraxiRatel0,143 acres or approximately15.8
square milesThe City lies on aglevated mesa landforrtess thanone mile from the Pacific Oceahhe
Spanish namé&osta Mesaneanscoastal tablelandLike throughout much of Southern California, the
earliest settlers were Native Americans who fished and farrSganish land grants in the 1800s brought
Europeans into the area, with additional growth facilitated by extension of the railroad latet,
discovery of oilUntil the 1950s, agriculture remained the most importadonomiccomponent of
Orange Countyand Costa Mesa was home to thousands of acres of sweet potato, corn, tomato, and
strawberry cropsRemnants of this agricultural heritage remsithrough 2015 on properties north of
Interstate 405, amid the urban development of South Coast Plaza and the SegeC&tnben for the Arts

During World War Ithe U.S. military establishednumber of bases in Orange Coutitigluding the Santa
Ana Army Air Base in Costa Mésaw the Orange County Fairgrounds)the years following World War

II, the surge in population and demand for affordableusingsoared as returning veterans with new
families looked to buy home$he accelerated demand for suburban homes resulted in the conversion of
thousands ofgriculturallandto large singldamily housing tractsToday single family homes renirathe
predominantusein Costa Mesa.

From the 1970s through1990s, Costa Mesaexperienced significant growth in retail and office
development, with development of regional shopping malls and-higgn office buildings north 0f405.
Investment in the industrial district south ¥fest 19" Street included a substantial presence of surfing
and similar action sports businesses, several of which have grown to benmilitth dollar international
brands.

Established Land Uses (2015)

Costa Mesa i99 percentbuilt out, with the largest vacant parcels located in the North Costa Mesa area
Thetwo largest available propertiesre;the 31-acre Segerstrom Home Ranch and tBea8re Sakioka Lot

2 site both are currently in agriculture productionas of 2015and lie north of F405. TheNorth Costa
Mesa Specific Plaregulates land uses on these properties.

LU-4 | Costa Mesa General Plan



Land Use Element

Residential

As of 2015, approximately6.2 percent of landin the planning area consisted aksidential
neighborhoods Singlefamily neighborhoods coveapproximately 30 percent of thé&and in the City
There are a greater number of mufeimily units 28,413units) thansinglefamily units (14,210 unit$.
Costa Mesa contairssnumber of distinctesidential neighborhoodsncluding

1) Eastside 5) North Costa Medblesa Del Mar/Halecrest Hall of Fame
2) Westside 6) Bristol/Paularino
3) Mesa Vere 7) South Coast/Wimbledon Village

4) College Park

Mesa Verderesidential neighborhood with a mixture of singifamily and multi-family
units, as well as parks and schools.

Opportunity for new large-scale, singldamily development i$imited due to the buikout nature of the

/I A Q& NBAARSY(GAl f \JaddlB lardThe gteeleratddddmar®ifor dut@ifomesS 2 F
experienced in the mid950s and 1960s resulted in the conversion of thousands of agricultural acres to
large singldamily housing tracts. Singfamily residential construction primarily consists of infill
development, particularly in Eastside and Westside Costa Mésam 2012 to 2016new small Id
subdivisions have been approved in mgmily zones in Eastside Costa Médadium- and HighDensity
Residential land uses accouar 17 percent of the net acreage. Mediudensity Residential areas are
distributed throughout the CityHighDensity neighborhoods are clustered arau@range Coast College,
along Mesa Verde Drive East, along Adams Avenue, around Vanguard Univeitsityiortheast portio

of the South Coast Metro area Downtown,andin the southeast portion of the Cityn addition, he
Housing Element identifies where future housiogportunities are appropriate throughout the City.
Thesesitesare identified in the sitegventoryof the Housing Element

Costa Mesa General Plan | LU-5



Land Use Element

Because many residential units were constructed prior to City incorporation, particularly on the Eastside,
existing residential densities in the Mediurand HighDensity land use designations may exceed the
currently allowed number of dwelling units per acre.

Commercial Uses

Costa Mesa contairsevencommercial corridors:1) South Coast Corridor Byristol Street Corridor, 3)
HarborBoulevard Corridor4) East 17 Street Corridor5) North Newport Boulevard Corrido) South
Newport Boulevard Corridor, and j West 19" Street Corridor Establishedcommercial land uses
encompas®.6percent of the land arear 770acres.

- (o] > b LT P 2 N

.. i maad

Costa Mesa Downtown and The Triangle consists of a mixture of
neighborhood and communifgerving commercial uses.

South Coast Plazéocated along the Bristol Street Corridogntains the largest single concentration of
retail uses in the City and accounts for 30 percent ofdbemercial square footage; the adjacent Town
Center area accounfsr nearly20 percent of thearea planned fooffice spacdhroughout the City

The Harbor Boulevard commerc@rridor accounts foralmost onethird of i K S tominércfakland.
Businesses along the boulevard accdion40 percent of thé A (tadafletail sales, indicating that Harbor

2dz SO NRQa GN}XYRS FNBIF Aa 2F | NBIA2yl+t aolfSo
dealerships on Harbor Boulevard.

The 92acre East 117 Street commerciatorridor contains a variety of commercial uses, including retail,
service, and office. The area generally serves local residences and businesses.

Major retail centers other than South Coast Plaza includeGAdP the LABAnNti-Mall, South Coast
Collection §OCQ Metro Pointe, and fie Triangle Each offers its own unique mix of shopping and dining
experiencesas well agentertainment for theresidentsof Costa Mesa and Orange County at large.

LU-6 | Costa Mesa General Plan
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Land Use Element

Industrial Uses

Established ndustrial land use encompass approximately0.5 percent of land and are primarily
concentrated irthree major districts: The WestsideDistrict,the Airport Industrial/Business Park District
and theHarbor Gatewayistrict.

TheWestside5 A & G NA OG A& GKS /;kdoeiSappraXihmdRl$ 37 acresyafddeprésddtst f | NF
82.5percent of landareadesignated for Light Industrialhe remaining 17.percent of Light Industrial

uses are located iareasalong Baker StreetLight Industrial uses consist of small manufacturing and

service industriesas well as larger industrial operations

The WestsideDistrict contains several large manufacturing firms and a high percentage of smaller
industrial operations, frequently inmulti Sy I y i &0 NHzOG dzNBad® ¢KS {2dziKgSai
major employment centers, providing about ofmurth of all lccal manufacturingelated jobs.

The 390Gacre Airport Industrial Area is a component of the much larger Irvine Business and Industrial
Complex, which extends into the cities of Irvine and Tustin. This area is characterized by large parcels and
wide landscaped building setbacks. Severaidihave located their main or regional headquarters in the
area and are often the single tenants in large structures.

The Airport Industrial/ Business Park District includes a concentration of industrial,
office, and commercial uses.

Industrial space directly adjacent to John Wayne Airport provides opporturibieairport-related
industries Some of these properties include hangars with access to the runway.

The323-acreHarbor Gateway Distriés anIndustrial/Business Pl located within the north part of Costa
Mesa,northeast ofl-405and the Santa Ana River. This district is a part of a larger industréaéarending
northward into the ity of Santa Ana. The primary users of this industrial amealarge singkbenant
manufacturing firms and corporate offices. Included within this distriatli$.5-acre portion of the Home
Ranch aregroperty andthe uniqued f A F Sauth&baStéCollection (SOCO) shopping ceB@CO
includes over 30000 sagiare feet of design shawoms, creative studios, specialty retail and food stores,

Costa Mesa General Plan | LU-7



Land Use Element

I 6SS1fe 7Tl aw&ndyatheting3pscdEhe OMix, located in SOCO, is a marketplace
for gourmet foods, coffee, wine, and over 30 owsogrerated retail and specialty shops under one roof.

Public/Institutional, Golf Course, and Fairground Uses

The Public/Institutional designation applies to publicly and privately owned properties that provide
recreation, open space, health, and educational opportunities, as well as uses that provide a service to
the public.

A major land acquisition by the State in 1950 was responsible for the uintiership of the Costa M&

Golf Course and Country Clabd Fairview Park. In 1950, 750 acres were acquired for a State institution.
In 2015 the FairviewDevelopmental Center occupidd4 aaes of the original 75@cre site. Acquisitions

by the City and County have expanded this area to includé tBedzy Tal®e® &Regional Park adjacent to
the Santa Ana River and tiieA (adj@éng Canyon Paree Tablé.U-1: Publicand InstitutionalLand
Acquisitiors, for various public and institution uses government land acquisitions.

A total of 1263.4acresare designatedPublic/Institutional.When combined with theCosta Mesa Golf
Course and Orange Courffgir & Event Centethese uses constitute 25 percent thle planning area
This high percentage of larateadesignated for public and institutional use primarigflects pastand
current use byarious governmentahgencies: The Santa Ana Army Air Base during World War I, the
original 750-acre land acquisition by the Staté California and land acquisitions by the City aBdange
County.

Orange Coast Collegefounded in 1947, includes over 80 academic program areas an(
over 50 career and technical programs.

The golf course designation includes the Mesa Verde and Santa Ana Country Clubs (both private) and the
City-owned Costa Mesa Golf Course and Country Club. The Fairgrounds property includes-abes150
Orange County Fair & Event Center, which is ownedh&p2™ District Agricultural Associatipm State
specialpurpose districin the Division of Fairs and Expositions of the California Department of Food and
Agriculture formed in 1949. Its board is appointed by @&vernor of California

LU-8 | Costa Mesa General Plan



Land Use Element

Table LU-1: Public and Institutional Land Acquisitions

Gove_rr_lr_nent Land Public and Institutional Uses
Acquisition

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

Middle School, Presidio Elementary School, TeWin
Park, the National Guard Armory, Orange County
FairgroundsJack R. Hammett Sports Compl€ivic
Center Park, City Hall, and Vanguard University
750-acre land (1950) Costa Mesa Golfourseand Country Club and
Fairview Park, Fairview Developmental Celfsere
Multi-Use Center designation)

City and County expansioff Talbert Regional Park and Canyon Park

Table LLR: Established Land Uses (201&)mmarizes the existing land uses in Costa Mesa that were
surveyed in 2015, including number of acres, residential units, building square feet, hotel and motel
rooms, and estimated employees.

Orange Coast College Vision 2020 Facilities Master Plan

Costa Mesa is home to Orange Coast College, which is one of three colleges in the Coast Community
College District. Orange Coast College is located at 2701 Fairview Rbedémtral portion of Costa

Mesa. The District has been involved in preparing the Orange Coast College Vision 2020 Facilities Master
Plan, which involves construction of new academic, administrative, resideaidlparking facilities on

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

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

The proposed Master Plan involves following improvements:

A Renovation of two existing buildings, totaling approximately 54,000 assignable square feet (ASF)
and demolition ofapproximately 200,900 ASF

A A new panetarium and an 818ed student housing project would be added to the campus; the
proposed project would also involvenprovements to the pedestrian circulation network in and
around campus, and the enhancement of opgrace areas through landscapedapedestrian
plaza improvements

A Reconfiguration of existing parking lots and vehicular entryways, and the addition of a parking
structure in the Adams Avenue parking lot on campus

Costa Mesa General Plan | LU-9



Land Use Element

Table LU-2: Established Land Uses (2015)

0 Residential
Land Use o of Population Building Squarej  Lodging Employees
Acreé Acres Units Feet Rooms

SingleFamily 2,314 28.8 14,210 39,508
Multi-Family 1,402 17.4 28,413 71,032 - - 100
Office 332 4.1 -- 7,224,000 - 24,000
Commercial 770 9.6 - 11,403,000 -- 23,400
ing: Motel: 2,272
Lodging: 60 0.8 - - 1,400
Motel/Hotel Hotel: 1,877
Industrial 841 10.5 -- 13,087,000 - 27,300
Puphc FaC|I|t|es/ 491 61 3 B B 6,200
Institutional
Schools/Colleges 525 6.5 - -- -- 4,300
Golf 553 6.9 -- -- -- 100
Parks/Recreation 592 7.4 -- - - -2
Agriculture 72 0.9 -- -- -- 200
Other* 70 0.9 -- 555,000 -- 300
Vacant Lands 20 0.3 -- - - --
Total | 8,042 | 100.0% 42,623 110,540 32,269,000 4,149 87,300
Sources: City of Costa Mesa, Stantec, and MIG, 2015.
Note:
1. Net acres includeall private property land areas for the entire Planning Area, excluding all public rigiftway.
2. Park employment is counted under Public Facilities
3. Employees is calculated using building square footage and employment generation rates by land use category. Center fo
Demographic Research, California State University, Fullerton identifies 87,097 jobs for 2015 based on 2014 projections.
4. Other land uses refers to religious institutions, utilities, railroad properties, and other classifications that are nositiks
under the existing land use categories.
5. Refer to the MultiUse Center discussion for the Fairview Developmental Center site.

LU-10 | Costa Mesa General Plan
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PGPA24-02, Adopted August 5, 2025

Table LU-3: Land Use Designations (2015)

]
Residentiaf
LowDensity Residential <8 du/ac 2,087.4 0.8 2,088.2] 25.9%
Medium-Density Residentia <12 du/ac| N/A 858.1 1.1 859.1 10.7%
HighDensity Residentiaf <20 du/ac 866.12 2.912 869.03 108%
Non-Residentiat
0.20/High Traffic
CommerciaResidential <17.4 du/ac| 0.30/Moderate Traffic 47.9 0.0 47.9 0.6%
0.40/Low Traffic
0.15/High Traffic
. . 0.25/Moderate Traffic
Neighborhood Commercial <20 du/ac 0.35/Low Traffic 40.3 0.2 40.5 0.5%
0.75/Very Low Traffic
0.20/High Traffic
General Commercial <0 dufac | 9-30/Moderate Traffic 599.82 85| 60832 75%
0.40/Low Traffic
0.75/Very Low Traffic
0.25/High Traffic
Commercial Centér <0 dufac| O-3>/Moderate Tratffic 117.18 03| 117.48| 1.5%
0.45/Low Traffic
0.75/Very Low Traffic
Urban Center Commercfal | 20 to 80 du/ac| N/A® 59.74 66.6 126.34 1.6%
Cultural Arts Centér Varieg | 1.77 57.3 0.0 57.3 0.7%
Regional Commercial <20 du/ac| 0.652/0.89 147.9 0.0 147.9 1.8%
0.20/High Traffic
. 0.30/Moderate Traffic
Industrial Park <20 du/ac 0.40/Low Traffic 630.13 2.4 632.53 7,%%
0.75/Very Low Traffic
0.15/High Traffic
Light Industric <20 du/ac 8:§g;tﬂofl‘vj‘?rrf‘;§igraﬁ'c 374.2 40| 3781  4.7%
0.75/Very Low Traffic
Public and Institutional -10.25 1,263.2 0.3 1,263.4 15.7
Golf Course -- | <0.01 553.7 0.0 553.7 6.9%
Fairgrounds -- | <0.10 150.0 0.0 150.0 1.9%
Multi-Use Center 15 to 25 du/ac| 0.25 102.6 0.0 102.6 1.3%
Totals 7,955.6 87.1| 8,042.4 100%

Notes:*

within the sites inventory of the Housing Element.
1. Within the Medium and High DensitiResidential designation, existing residential units legally built in excess of the dwelling units per ac
standard may be rebuilt at the same higher density subject to other zoning code standards. The allowable density or nunniies tf be
redevelope would be limited to the 1990 General Plan density with a 25% incentive bonus for Me@iansity or a 50% incentive bonus fo
High Density or the existing number of units, whichever is less.
2. See High Density Residential text regarding areas in North Costa Mesa where the density allowance exceeds 20 units Bée&pecific
Densityof 20.4 du/acre approved for 1.8@cre 38 unit project at 1957 Newport Blvd. and 390 Ford Road.

akrw

Costa Mesa General

See Commercial Center, Regional Commercial, and Urban Center Commercial text for site specific density and FAR.
See text for MixedJse Development and Cultural Arts Center provisions for additional discussion
Varies, depends on development agreemfantsite.

Plan | LU-11

Residential densit may exceed those identified within Table £3Xo accommodate the density of sites identifiasl housing opportunity sites



Land Use Element

Jobs/Housing Relationship
The variety and distribution of land uses in Costa Mesa enable people to live near their jobs, to shop within

0KSANI K2YSa
carry out other daily activities conméntly. Information from the 2010 Census indicates that 32 percent
of residents work in the City. Fifgne percent work within 20 minutes of their homes. The City recognizes
the importance of providing both job and housing opportunities to reduce vetiipeand overall, create

a higher quality of life.

I NBIF&2yIo6tS RA&ZGHYOS FNRY

Table LW Housing, Populatiorand Employmeri

LU-12

LINB&SYda
number of housing units, and employment opportunities, and includes projections to the year 2040. The
table is based upon OE&®15 Projections and data from thg.SCensus.

KA&ad2NROI f

Table LU-4: Housing, Population, and Employment

Housing 40,406 40,104 42,496 43,484 54,503
Population 108,724 109,960 111,276 113,900 116,400
Employment | 88,294 88,416 87,097 89,600 93,200
Sources: 1.2000 U.S. Census; 2. 2010 U.S. Cand®CAR@016-2040 Regional Growth Forecast

by Jurisdiction Report.3.Center for Demographic Research, California State University, Fullerton,

2014 and SCAG 2012040 Regional Growth Forecast by Jurisdiction Repod. Center for
Demographic Research, California State University, Fullerton, 2888 SCAG 2012040 Regional
Growth Forecast by Jurisdiction Report

Costa Mesa General Plan
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Land Use Element

Key Land Use Issues
ResidentialNeighborhood Compatibility

Early subdivisions in Costa Mesa established patterns that markedly affect the design of current
developmentsPriori 2 G KS / AG&Qa Ay 02 NLJ2 NpafdiduarlixtheNEBstglk && y (0 A I €
Westside neighborhoodsconsisted of subdivisions willbbng, narrow lots Asresidential develoment

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

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

In 2013 the Small Lot Ordinance was adopted to promote affordable ownership housing by providing
more flexible development standards and maintenance mechanisms for underutilized-famoily
residential lots within the densities allowed by the General Plan. Sihell Lot Ordinance allowed new
homeownership opportunities in the form of detached sintdeily residential development on small lots
with a maximum ofL5 dwelling units.

Promotion of Home Ownership , A -

According to the 2010 Sy adza RI 0l X [/ -8caupiéd uatSconsiSted ofNgERgantSDNhe

total occupied units, whereas owneccupied units consisted dR percent of the total occupied units, a

difference of nearlyl6 percent. Most owneroccupied unis consist of singléamily homes and
condominiumsand the majority of renteioccupiedresidencesonsist ofapartmens. The Citgtrives to

improve thebalanceof owner-occupiedand renteroccupied unit¢o create more stability in terms of
LINRLISNII & YIAYUGSylryOS FyR NBAARSYyGaQ az20Alf Ay@Sai

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

residential development,several commercial districts face similarconstraints. While large retail
developments likethe Triangle have resulted from lot consolidatiosmaller commercial lotslong
Newport Boulevard and 19Street, for example, pose challenges for new businesses dsigbstandard
parking facilities. Along the east side of Newport Boulevard, many small parcels retainigh@lor
residential structures that have beeoonverted to commercial use. Additionallglong Newport
Boulevard, north of 19 Street, commercial uses have more limited exposure and visibility due to the one
gre& GNIFFAO Ft26 YR 6ARS aSLINIYGAZ2Y FwRthafid | YR dz
flow, diversity of ownership patterns, aretlecticmix ofuses contribute to its lack of unity and identity,
which in turn makes it difficult to attract new development proposals and/or businegdes City will
need to continue @ monitor activity on Newport BoulevardHarbor Boulevardand othercommercial
districtswith similarchallenging circumstances to determine if additional adjustments to land use policy
and zoning regulations are needed to incentivize reinvestment.

Costa Mesa General Plan | LU-13



Land Use Element

Live/Work Development in Industrial feas
The Westside has long supported an intertwined mix of industrial, commercial, and residential uses.

Industrial uses have predominated this southwest corner of the City, including many that once
supported the marine industryln 2005 the City adopted a mixedse overlay zones within the Westside

and SoBECA Urban Plans. The Urban Plans do not promote any major intensification of land uses. The
emphasis is on improving the Urban Plan area by providing visual enhancement and encptitagin
development of live/work units or residential lots with the plan arélaereby revitalizing marginal
properties and creating opportunities for home ownership. The objectives of the Urban Plans include:

A Encourage the construction of Live/Work Units that comb@sidential and nonresidential uses
in the same unit withouexceeding thalevelopment capacity of the General Plan transportation
system.

A Attract more residents and merchants by allowing mixesg¢ development in the form of a
live/work loft, which offers firstfloor retail/office uses and upper story living spaces in the same
unit.

A Encourage adaptive reuse of existing industrial or commercial structures, which would result in
rehabilitated buildings with unique architecture and a wider array of complementary uses.

A Stimulate improvement in the Urban Plan area through sdeBigned and integrated urban
residential development that is nontraditional in form and desigwith flexible open floor plans
and which complements the surrounding existing development.

A Meet demand for a new housing type to satisfy a diverse residential population comprised of
artists, designers, craftspeople, professionalsd smaHbusiness entrepreneurs.

A Promote new type of urban housing that would be targedrketed to people seeking alternative
housing choices in an industrial area. An urban loft would be an alternative to a traditional single
family residence, tract home, or smik subdivision.

Costa Mesavalues the opportunities the Westside provides to support enterprising industry and
entrepreneursLand use regulations need to be craftediway that furthers economic development and
business support while allowing residential development in the right locations in the Westside.

Mixed-UseDistricts
The Westsidand South Bristol Entertainment and Cultural Arts (SoBECA) areas conteiiit eskes that

have emergearganicallyln other areas of Costa MesacludingHigh Density Residentiateas and the
Harbor MixedUse Overlay Districthe City encouragesmixeduse urban environmentsthat include
purposeful combinations oéntertainment, retail, office, hospitalityand residential usesMixed-use
developmentcreates a productive use of space dhadds vitality to urban areas armbnserves land
resourceduy allowing for shared parking and public spaces.

LU-14 | Costa Mesa General Plan



Land Use Element

Airport Considerations
Both the Federal Aviation Administration (FAA) and the Airport LandCosenission for Orange County

have concerndr the safety of air navigatioaround John Wayne Airport. Under Part 77 lo¢ tFederal
Aviation RegulationeFAR), the FAA requires notice of proposed constructiondassxof certaiteights
which may affect the safety of airdtaoperations. The authority dhe FAA in these matters extends only
as far as suing a notice of hazard to amavigation; the FAA does not have jurisdintito prohibit
construction. Thessuance of a hazard notice, however, mayeadely affect the ability of developer to
obtain financing and insuranc&he FAA standard that is of most conceriCosta Mesa is the horizontal
surfacearoundJohn Wayne Airport. This surface i$2€et alove mean se&evel and extends neby two
miles from the airport.

The South Coast Plaza Town Center Master Plan (the area east of BristohStreetrth of the 4405)

was approved subject to the condition that building heiglet limited to that specified by FAR Part 77
unless evidence is presented that thucture will not pose a hazard to air navigation nor interfere with
instrument guidance systems. Evidence may be in the form of an FAA determination faizaod. A
number of Town Center structures and proposedmig& and higkrise residential buildings have received
City approval although thegncroach beyond the established horizontal surface elevation. In all cases
obstruction lighting was required anth some casesninor adjustments teseldomused flight patterns
were necessitated, but the safety of aircrafterations in the airport vicinity has not been compromised.

The horizontal surface established by theAFfAaces restrictions on futuidevelopment proposals similar

in scale to the Town Cear buildings. Thesdevelopments will also be required to provide mitigation for
potential hazards to air safetythe California Public Utilities Code @dd®s for creation of countywide
commissions to work towards achieving compatible land uses in the vicirafypofits. Commissions are
required to formulate comprehensive land use plans which may include acceptable uses, height
restrictions, and other building standards, such as noise insulation. The Airport Land Use Commission for
Orange County (ALUC) has essigd aplanning area surrounding Johkayne Airport which sets forth
standards for acceptable land uses and provides for review of development plans for properties within its
planning area. The Airport Environs Land Use Plan (AELUP), adopted by the Airport Land Use Commission,
specifies accepble uses proximate to the airport. These are defined as uses that will not subject people
to adverse noise impacts, will not concentrate people in areas with high potential for aircraft accidents,
and will not adversely affect navigable airspace or aft@perations.

The AELUP for Heliports establishes regulations and restrictions for the siting of heliports and
helipads/helistops. The purpose of the AELUP for Heliports is to protect the public from the adverse
effects of aircraft noise by ensuring that heliports/helifs are sited in areas of compatible land u&e.
heliport is a small airport suitable only for use by helicopters, typicaliaining one or more helipads.

A helipad or helistop is a designated are&juding any buildings or facilities, intended to be used for the
landing andtakeoff of helicopters. Helipads/helistops may or may not be located wikighports.
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Refueling and overnight maintenance of helicopters are permitted on heliports but prohibited on
helipads/helistops.

The City will ensur¢hat each applicanseeking a conditional useepmit or similar approval for the
construction or opeation of a heliport or helistop complies fully with theat& permit procedure provided

by law and with altonditions of approval imposed or recommended by E#A by the Airport Land Use
Commission for Orange CourflUC)and by Caltrans/Division of Aeronautics. This requirement shall be
in addition to all other City development requirements.

The City will also ensure that development proposals including the construction or alteration of a structure
more than 200 feet above ground level, reference North American Vertical Datum 1988 (NAV88), must
fully comply with procedures provided by Fedeaatl State law, including with the referral requirements

of the ALUC, and filing a Notice@dnstruction and Alteratio(Form740-1). This requirement shall be in
addition to all other City development requirements.

Land Availability
As of 2015, bthe 8,342 net acres in the City of Costa Mesaly 871 acreg or 1.1 percent were either

vacant orsupport agricultural productionThe agricultural uses are temporary, as the lands are entitled
for development by théNorth Costa Mesa Specific Plahus, new development will take the form of infill
development, particularly on underutilized sité&he primary challenge for land use planning will be to
determine the bestise and development approadétr remaining infill properties. A second challenge will
be to guide reuse of aging commercial properties for lef@gm community and property owner benefit.

Swstainable Development Practices
Costa Mesa residents recognize the relationship between the use of resources to fuel a vibrant community

(energy, water, airand land andunsustainable energy consumpti@an have longerm envircmmental
conseqguences. Both thederal and State governments have established laws aimed at environmental
protection and enhancement, and many of these regulations are being implemented through
development practices that are far more sustainable than practices of a generationrhgdOrange
County region historically has had an imbalance of lared @vailability of high paying jobs, but shortfall

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

These historial development patterns ash practices havedversely affected Costa Mesa in terms of
traffic congestion, high housing costs, increased air pollyaon disproportional impacts othe young,
elderly, and disabledWhile many laws require the City to adopt new ways of planning and conducting

1 The New Economy and Jobs/Housing Balance in Southern Cali@outhern California Association of
Governments, April 2001.
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day-to-day operations such as the Global Warming Solutions AQ@36 (AB 32) and Executive Order S
3-05%t the City has broad latitude to establish local procedures and practices for addressing sustainability.

2The Global Warming Solutions Act of 2006 (AB 32) and Executive @BdepS a S | {1 NBAS{ G2 NBRd:
greenhouse gas emissions to 1990 levels by year 2020 and by 80 percent below the 1990 levels by year 2050.
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Land Use Plan

The Land Usedicy Map (Figure Li3) presents a pictorial representation of the land use and
development policies set forth in this elemenithe coloreddnd use designations indicate the type and
nature of development allowedn all properties within the City of Costa Mesa and its sphere of influence.
The map show46 land use designationand six overlaysthat largelyreflect long-established land use
patternsanddevelopmentintensities,with the overlays indicating where targeted efforts are planned to
encourage reuse and revitalizationihe City will use the land use designation descriptions and the trip
budget limitations described belowtogether with the Land Use Element Goals, Objectives, and
Policies to evaluate proposed development and land use proje@sneral Plan users are advised to
refer to all components when evaluating proposed development and improvement projects.

Density/Intensity and Trip Budgets

Density and intensity are quantitative measures used to describe how much development may occur on
a property.The City will use both density/intensity and the trip budget metric to determine the carrying
capacity of each individual property or group of properties.

Density
The termdensityapplies toresidential uses and refers to the developmemd population capacitgf

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

Floor-area Ratio
For nomesidential land use categories, the teiintensityis used.Development intensity refers to the

amount of development on a parcel of land or lot based on building characteristics such as building height,
bulk, floorarea ratio, and/or percent of lot coverage. The development intensity standard used for most
non-resdential development ifloor-arearatio (FAR), which is the ratio of the total gross floor area of all
buildings on a lot to the total area of the Idtor example, 21,7808squarefoot buildingon a 48,560
squarefoot lot (one acre)yields a FAR of 0.50. A 0.50 FAR allows a sisigley building, which covers

half the lot, or a twestory building with reduced lot coveradeigure LR illustratesan example of density
andFAR.
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Figure LU-2: Density and Floor -area Ratio

Residential Density Floor-Area Ratio

Apartments/condominiums: S o—— 1.50 FAR:
- up to 40 units/acre - 1to 2 Stories
- Maximum 4 stories - 100% Lot Coverage

Attached housing:
- 12 to 20 units/acre
-1 to 3 stories

0.50 FAR:
-1 Story
-50% Lot Coverage

Single-family homes:
-4 to 8 units/acre
-1 to 2 stories

0.25 FAR:
-1 Story
-25% Lot Coverage

- /
y
y
Sample Density Calculation Sample Intensity Calculation
half-acre lot (0.5 acre) with a 20 units/acre allowance: one-acre lot with a 0.50 FAR allowance:
20 units/acre X 0.5 acres = 10 units 0.50 FAR X 1 acre (43,560 square feet) = 21,780 square foot building

The determination of development density or intensity at which a proposed project can occur is a function
of: 1) General Plan policies intended to maximize public safety, achieveylmdjty site planning and
design, retain significant natural resourcasd ensure compatibility between uses; and 2) development
standards contained in th2oningCode, public works standards, and other regulations.

Trip Budgets

Building intensity can also be measured by the traffic impacts generated by a particular development.
Because of the potential for significant traffic generation from major site developments, trip buaigets
establishedo regulatedevelopment in terms of both building intensities and trip generatidroposed
development intensity with traffic generation allows the allocation of development based on current and
planned roadway improvements and capacity.

The trip budget is expressed in terms of morniagn() and afternoon#.m.) peakhour traffic volumes.
The trip budgefor each of the major land use designatiaa®ased upon the land usep rates and FAR
standard used in the Costa Mesa Traffic Model.

The allowable FAR and trip budget are applied on a prqleetning rather than parcedpecific basis. This
approach allows for consideration of mytthased or multiot projects as a whole development rather
than individual pieces of the whol&raduated FAR standards divide mesidentialuses intofour broad
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categories based upon traffic generaticmaracteristicsas shown iTable Lb: Nonresidential Maximum
FloorareaRatios

Trip Budget Transfers

The trip budgets established at the Traffic Analysis Zone {TRA&) in the Costa Mesa Traffic Model can

be combined or transferred between TAZs in a specified area of the City and under certain conditions to
account for large planned developments which contain multiple TAZs. Likewise, trips can be combined or
transferred between individual parcels within single TAZs. Combinations and/or transfers shall only be

allowed for projects which meet the following conditions:

A The combination and/or transfer of trips shall only be allowed in the area of the City that is north
of I-405 and east of Harbor Boulevard, and shall be limited to parcels within-mdeeadius of
each other.

A Trip budget transfers shall be evaluated in the review and approval of a planned development or
master plan projects. Sufficient conditions of approval shall be applied to the master plan or
development plan to ensure loAgnge control over subsequent pdes of development.

A The combination and/or transfer of trips shall not result in any greater impacts on the surrounding
circulation system than would occur if each Traffic Analysis Zone was developed independently.

A For the combination and/or transfer of trips between TAZs, such combination and/or transfer of
trips shall not exceed the total trip budget of all parcels involved if each were developed
independently according to the floearea ratio and trip generatiorates provided herein.

A The combination and/or transfer of trips shall not allow development intensities which result in
abrupt changes in scale or intensity within the project or between the project and surrounding
land uses.

A Approval of the master plan or development plan shall be conditioned to ensure compliance with
the above criteria and to preclude future ovdevelopment on portions of the project or
properties from which trips were transferred.

A Trip budget transfers shall be recorded against the properties.

3 Traffic analysis zones (TAZs) are the basic geographic unit for inventorying demographic data and land use within
a study area.
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Table LU-5: Nonresidential Maximum Floor -Area Ratios

Traffic Generation Characteristics

Land Use

Commercial Residential NA 0.40 0.30 0.20
Neighborhood Commercial 0.75 0.35 0.25 0.15
General Commercial 0.75 0.40 0.30 0.20
Commercial Center 0.75 0.45 0.35 0.25
Regional Commerctal - - 0.652/0.89 | --
Urban Center Commerctal -- 0.60 0.50 --
Multi-Use Center 0.25 for public/institutional uses
Light Industry 0.75 0.35 0.25 0.15
Industrial Park 0.75 0.40 0.30 0.20
Public/SemiPublic 0.25 and 0.01 for golf courses
Fairgrounds 0.10

Notes:

1. For commercial designations, high traffic uses generate more than 75 daily trip ends per 1,000 square feet

of gross floor area. For industrial designations, high traffic uses generate more than 15 daily trip ends per
1,000 square feet of gross floor area.

2. For commercial designations, moderate traffic uses generate between 20 and 75 daily trip ends per 1,000
square feet of gross floor area. For industrial designations, moderate traffic uses generate between 8 and
15 daily trip ends per 1,000 square feet abgs floor area.

3. For commercial designations, low traffic uses generate between three and 20 daily trip ends per 1,000
square feet of gross floor area. For industrial designations, low traffic uses generate between three and
eight daily trip ends per 1,000 square feet afogs floor area.

4. For commercial and industrial designations, very low traffic uses generate less than three daily trip ends
per 1,000 square feet of gross floor area.
5. Maximum FAR standards in the Regional Commercial and Urban Center Commercial designations shall

be further limited by the maximunam. peak hour andp.m. peak hour trip budget aestablished in the
General PlanNorth Costa Mesa Specific Pland One Metro West Specific Plaas applicable.

6. Sitespecific FAR standards are separately established for the Home Rsitel. A Times siteand One
Metro West Specific Plan

7. This table does not specify FAR standards as allowed in mixgsloverlay zones.

8. The FAR standards related to trip generation may be modified to accommodaterds@ential site

capacity, or density,of sites identified as housing opportunity sites within the sites inventory of the
Housing Elementbut still apply toa commercial componenbf a development project

Land Use Designations

The LandUse Policy Map (Figure 13y graphically represents General Plan goals and policies. The
following land use designations correspond to the categories shown on theUsmdPolicy MapSee
Table6: Land Use Density and Intensity Summfimya summary of the land use residential densities and
commercial intensitiesThe Land Use Element contain lhnd use designationand sixoverlaysas
follows.

Residential Designations

Costa Mesa'sesidential designations ardivided into LowDensity MediumDensity andHigh-Density
Residential
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Low-Density Residential

LowDensity Residential arease intended to accommodateletachedsinglefamily residences. Other
housing types include attached housing that provide a greater portion of recreation or open space than
typically fond in multifamily developmentsand clustered housing which affords the retention of
significant open space. Leldensity Residential areas are intended to accommodate outdoor living
activities (front yards and backyard#) open space adjacent to dwellingk avoid land use conflicts,
these area should be located away from or proted from the more intense namsidential areas and
major travel corridors.
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Land Use Policy Map
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Table LU-6: Land Use Density and Intensity Summary

Maximum Density Maximum Intensity

Land Use Designations

Maximum | Dwelling Units | Persons per | FloorArea Ratio
Units per Acre (du/ac)| Acre (p/ac) (FAR) Acre (e/ac)
Residentiat
LowDensity Residential - 8 du/ac 26 plac -- -
Medium-Density Residential - 12 du/ac 38 p/ac - -
HighDensity Residenti&? -- 20 du/ac 50 p/ac -- --
NonResidentialor Multi-Use*
CommerciaResidential --| 12to 17.4 du/ac 40 p/ac| 0.20to 0.40 FAR 27 elac
Neighborhood Commercial -- -- 50 p/ac| 0.15t0 0.75 FAH 27 elac
General Commercial - - 50 p/ac| 0.20to 0.75 FAHR 27 elac
Commercial Centér - - 50 p/ac| 0.25t0 0.75 FAHR 27 elac
Urban Center Commercfal 660 20 dufac 50 to 210 p/ac| 0.48 to 0.79 FAR 27 elac
80 du/ac
Cultural Arts Centér 535 - 25 plac 1.77 FAR 275 elac
Regional Commercfd - 50 p/ac| 0.652 to 0.89 FAHR 53 p/ac
Industrial Park - - 50 p/ac| 0.20to 0.75 FAHR 58 el/ac
Light Industrial - - 50 p/ac| 0.15t0 0.75 FAHR 58 el/ac
Public and Institutional -- -- - 0.25 FAR 44 elac
Golf Course -- -- - 0.01 FAR -
Fairgrounds - - - 0.10 FAR 14 elac
Multi-Use Center °82 6 dul ac 110 p/ac 0.25 FAR 4to 15 elac
40 du/ac

Overlays and Urban Plafs
Residential Incentive Overlay -- 30 du/acre 82 placre N/A N/A
SoBECA Mixedse Overlay 450 40 du/ac 110 p/ac 1.00/1.25 FAR 27 to 44 elac
Harbor MixedUse Overlay 20 du/ac 55 p/ac 1.00/1.25 FAR 27 to 44 elac
Westside Urban Plahs - 20 du/ac 55 p/ac 1.00/1.25 FAR 27 to 44 elac

Notes:*

The maximundensity may exceed those identified within Tableblityaccommodate the density of sites identified within the sites invent

of the Housing ElemerftAR may also be modified to realize the site capacity identified within the sites inventory.

1. Increase in FAR from 1.00 to 1.25 may be allowed for mugeglans exhibiting design excellence.

2. Refer to the North Costa Mesa Specific Plan for detailed density/intensity and trip budgets for specific sites.

3. The Home Ranch site has a sipecific FAR of 0.64 for office development; residential development is not permitted due to-$pediie
FAR.

4. For the LA Times site, 0.54 FAR applies to commercial development and 0.64 applies to office development.

5. Residential development is not permitted due to the-sjiecific FARs.

6. South Coast Plaza, west of Bear Street has a 0.89 FAR and east of Bear Street has a 0.652 FAR.

7. h¥ (KS pyH dzyAGaz ooH g2ddZd R 6S RSaAaylFGdSR Fid nn Rdz | D@velbdmend
Center.

8. The 38unit residential project at 1957 Newport Blvd. and 390 Ford Road has a Site Specific Density of 20.4 du/acre.

9. The One Metro West Specific Plan has aspezific FAR of 2.22 and density0ftiwelling units per acre. Refer 8pecific Plan text for

further information.
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Costa Mesa contains seven distinct residential neighborhoods: 1) Eastside, 2) Westside, 3) Mesa Verde, 4)
College Park, 5) North Costa Mesa/Mesa Del Mar/Halecrest Hall of Fame, 6) Bristol/Paularino, and 7)
SouthCoast/Wimbledon Village. These existing, stable sifagtély neighborhoods should be preserved

and maintained. The establishment of attached or clustered housing through the planned development
concept can be allowed in appropriate L@wensity Residentighreas as a means to encourage the
consolidaion of parcels or to make more efficient use of larger parcels.

Norresidential uses that complement and serve the surrounding residential neighborhood are also
appropriate within this designation. These uses typically include schools, peliggus institutions
libraries, andbther public facilities.

Medium-Density Residential

The MediumDensity Residential designation is intendedupportsingleand multifamily developments
with a density of up to 12 units to the acre. The 12 units to the acre standard can be exdeetbarhl,
nonconforming MediuraDensity Residential lotsetween 6,00Gand 7,260 square feet in sieat existed

as of March 161992 or any sites identified as a housing opportunity site in the sites inventory of the
Housing Element

The 12 dwelling units per acre standard is exceeded by approximately 53 percent of the existing Medium
Density developmentExisting nooonforming unitghat are voluntarily demolishethay be rebuilt to the
sameexistingdensity, subject to other standards of the zoning code and the followiFige allowable
density or number of units to be redeveloped is limited to the General Plan density plus a 25 percent
density incentive bonus or the existing number of units, whichever is Bessause of the locatioand
intensity of development, MediuADensity Residential areas are also appropriate for gressdential

uses such as convalescent hospitals anglate residential careSchoolsreligious institutions parks,
libraries, and related public facilities are also appropriate.

Complementarycommercial uses within this designation may be allowed in planned development
projects, provided the commercial uses will have FARstledthe same as the Neighborhood Commercial
land use designation.

High-Density Residential

Areas designated as Hififensity Residential are intended for residential development with a density of

up to 20 units to the acre with some exceptigas described in this sectipor any sites identified as a
housing opportunity site in the sites inventory of the Housing Elem2ansity bonuses shall be granted

by the City when a project is designed to provide housing for individuals and families with specialized
requirements (e.g., senior citizendisabled verylow, lowincome, and moderate income heeholds

with needs not sufficiently accommodated by conventional housing) or provide other facilities or land as
required by State law. The City may also grant additional incentives or concessions pursuant to State law.
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Sakioka Lo2, a 4%acre parcelocated in the Town Center area of the City adjacent to Anton Boulevard
(Area8 of the North Costa Mesa Specific Plas)an identified opportunity site within the sites inventory
of the Housing Element andsibverall density limit is identified in the Housing Element.

The twoacre property at 580 Anton Boulevardthe Lakes Area (Area 5 of the North Costa Mesa Specific
Plan)has a sitespecific density of 125 units/acre. This equates to a maximum of 250 units on the site
with an approximate building height of 26 stories. Additionallyesidentserving commercial/retail use
component is permittedprovided that minimal traffigeneration characteristics of this retail component
can be demonstrated in review and approval of a master plan. Additional development siaridathis
planned development are contained in the North Costa Mesa Specific Plan.

A threeacre property at 3350 Avenue of the Arts is located north of Anton Boulevard along the east side
of Avenue of the Arts in The Lakes area (Area 5 of the North Costa Mesa Specific Plan). The following
standards have been established: Al3ite-specific density of a maximum 44 units/acre for a mixed
development comprised of a boutique hotel and higge residential building and (2) a maximum
nonresidentialmixed useFAR of 2.12which includes the hotel use and ancillary commercial uses.
Howeve, subject to comparable traffic generation characteristitee North Costa Mesa Specific Plan
contains provisiongllowing development flexibilityelated to the maximum overall development of
dwelling units, hotel rooms, and residesérving retail/commercial uses. Additional development
standards for this planned development, including maximum allowable building height and mix of
dwelling units ad hotel rooms, are contained in the North Costa Mesa Specific Plan.

In 2014, a sitespecific density of 58 units/acre and s#pecific building height of five and six stories were
established for a 4.1@cre site at 125 East Baker Street. The project featured estiorg, 240unit
apartment building and sigtory parkimg structure.

In 2015, a 224unit apartment building on a 4.1&cre property at 2277 Harbor Boulevard wapajved.
Theapprovedproject involved{1) Change of the land use designation from General Commercial to High
Density Residential; (2) sispecific base density of 40 du/acre with a development incentive for an
additional 58 dwelling units, for an overall sigpecificdensity of 54 du/acre; (3) sispecific building
height for a fivelevel parking structure. RezonelR-04 from C1 (Local Business DistrictPiORHD
(Planned Development ResidentigHigh Density) was also approveBased on a Settlement Agreement
executed on June 21, 2018, the project was modified to maximum 200 units including nine very low
income units subject to a fiftfive year restrictive covenant.

In 2021, the City Council approved the One Metro West project which is amsesdevelopment on a
15.23acre property located at 1683 Sunflower Avenue. The approval included the following entitlements:
general plan amendment (GB-01), rezone (R0-01), specific plan (SR0-01), master plan (RA9-19),

and Tentative Tract Map No. 19015%%01). The land use plan for One Metro West depicts the following:
three multi-family residential structures with 1,057 muféimily residential units and associateshanities
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including parking structures within a base building height of seven stories; one 25,000 square foot creative
office building; 6,000 square feet of supporting special retail uses; a 1.5 acre open space;-$it® off
improvements that relate to the trail carection to the Santa Ana River Trail and improvements to the
south side of Sunflower Avenue north of the South Coast Collection retail center.

In order to encourage the development of additional residential ownership opportunities in the Westside,
the City Council designated an overlay area by adoption of the Mesa West Residential Ownership urban
plan. For existing developments that exceed 20 dwelling units per acre, the Mesa West Residential
Ownership urban plan may allow redevelopment of residerngralects to existing densitieprovided

that certain development standards are met for encouraging ownership housing.

In the HighDensity Residential designation, existing feamforming devpmentsthat are voluntarily
destroyedmay be rebuilt to the original density subject to other standards ofzbeing code and the
following: The allowable density or number of units to be redeveloped would be limited to the General
Plan density plus a 50 percent density incentive bonus or the existing number of units, whichever is less.

Highdensity areas should be located in proximity to transportation routes, especially those served by
public transit, and also within convenient distances to shopping and employment centers. Although
proximity to the above uses and transportation routes oft@sults in a residential development being
subject to adverse impacts, Hidifensity Residential development can be less susceptible to impacts than
lower densities if visual and acoustical shielding techniques are incorporated into the project.

In addition to the above locational preferences, viahigh densitydevelopment is also dependent upon
site characteristics. A site should be of appropriate size and dimension before the higher densities within
this designation are allowed.

Because of their location and intensity of development, Higimsity Residential areas are also
appropriate for quasiesidential uses (e.g., convalescent hospitals). Schedifipus institutions parks,
libraries, and related public facilities are also appropriate.

Complementary commercial uses within this designation may be allowed in planned development
projects provided that the commercial uses will ha¥\Rsthat are the same as the Neighborhood
Commercial land use designation.

Mixed-use development projects are intended to provide additional housing opportunities in the City by
combining residential and nonresidential uses in an integrated development. Additionally, this type of
development is inteded to revitalize areas of theit¢ (such as the Westside) without exceeding the

capacity of the General Plan transportation system. MiMed developments shall be implemented

through an adopted urban plan (such as the 19 West Urban ,Riaan adopted Specific Plaamd shall

be identified on the Zoning Map by designating either theHR2and B8 base zoning districts with the

mixeduse overlay distri@ 2 NJ 0@ RS&A Iy I I Xh mix of usésicanSoccur inlether@o { t 0 €
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vertical or horizontal design, up to four stories in height. Product types shall be identified in the applicable
urban plan and may include live/work units acmmmercial/residential units where the residential uses

are located above or adjacent to the nonresidential component. Nonresidential uses may include office,
retail, business services, personal service, public spaces and uses, and other community amenities. In
conjunction with areas that are designated with the mixaske zoning overlay distriathe maximum FAR

is 1.0. An increase to 1.25 FAR may be allowed for mugedlans exhibiting design excellence. In a
mixecduse overlay district area, this FARIudes both residential and nogsidential components, and

the maximum number of stories is fourhe FARhall not exceed 1.25 FAR for a commerm@ishponent

of a development projecthat is proposedn conjunctionwith a residentialdevelopmentprojecton a
housing opportunitysite identified within the sites inventory of the Housing Elemehihe FARNd height

shall bemodified to realizehe residential site capacityr densityfor housing opportunity sites

Major high-densityneighborhoods are clusted around Orange Coast College, along Mesa Verde Drive
East, between Adams and Harbor, around Vanguard Univeiisithe northeast portionof the South
Coast Metro arean the Downtown Redevelopment areandin the southeast portion of the City.

Commercial Designations
Severcommercial land use designations are establisiése designations vary in location and intensity

to accommodate the full range of commercial actiyitgsentand desired in Costa Mesa. Development
intensity potential is measured using FAR in relatiorthe amount of traffic expected (see Tahle} 7,
Commercial FloeArea Ratiy. The density, FAR height, and trip generationstandard apply for
commercialdevelopmentprojects but these standardsnay bemodified to realizethe residentialsite
capadty, or densityfor a residential developmerdn ahousing opportunity site identified within the sites
inventory of the Housing Element.

CommercialResidential

The CommercidResidential designation is intended to be applied to a limédegh on the eastside of
Newport BoulevardetweenEast 19 Streetand MesaDrive. It is the intent of this land use designation
to allow a complementary

mix ofcommercial and residential zoning along Newport Boulevard. It is anticipaa¢éhdividual parcels
will be developed as either a commercial or residentssd. A mix of both commercial and residential uses
on one parcel should only @lowed as a Planned Development.

Residential development is encouragedovided that certain development standards are met pursuant
to the adopted Newport Boulard Specific Plan. Residentiangity ranges from 12 units per acre to 17.4
units per acre except where the Residential Overlay applieswill be necessary to ensure adequate
buffering between the residential developmeaihd nonresidential uses.

Allowable flow area ratios are 0.20 for higinaffic-gererating uses, 0.30 for moderateaffic-generating
uses, and 0.40 for lowaffic-generating usesas shown on Table LIl Residential and neoasidential
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uses may be integrated into a single development through the Planned Development process. Residential
densities in planned development projects shall not exceed 17.4 units per acre pursuant to the
development standards in thidewportBoulevard Specific Plahoncommercial uses would be subject to

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

Institutional uses are also appropriate in this designation, provided that land use compatibility and traffic
issues have been addressed. Institutional uses would require discretionary approval.

Table LU-7: Commercial Floor -Area Ratio

Traffic FAR
Land Use

Very Low | Low Moderate
CommerciaResidential -- 0.40 0.30 0.20
Neighborhood Commercial | 0.75 0.35 0.25 0.15
General Commercidl 0.75 0.40 0.30 0.20
Commercial Centér?3 0.75 0.45 0.35 0.30

0.652/0.8D FAR

Regional Commercial Refer to Regional Commercial discussion

0.50 FAR for Retail, 0.60 FAR for Office, 0.79 FA
S.C. Metro Center. Refer to Urban Center Commel
discussion and the North Costa Mesa Specific Plal
additional discussion.

Urban Center Commercial

1.77 FAR. Refer to Cultural Arts Center discussion

Cultural Arts Center the North Costa Mesa Specific Plan for additio
discussion.
Notes
1. Refer to Commercial Center discussion for sifgecific FARs on certain properties.
2. With application of the mixeeuse overlay district, the FAR may range from 1.0 to 1.25.
Refer to appropriate land use designation discussion.
3. Los Angeles Times Site has a 0.54 (commercial) to 0.64 (office) FAR.

Neighborhood Commercial

The Neighborhood Commercial designation is intended to serve convenience shopping and service needs
of local residents. Appropriate uses include markets, drug stores, retail shops, financial institutions,
service establishmentgnd support office uses. Restaurants, hotelsd motels may be appropriate if
properly located, designed, and operated to avoid adverse impacts to surrounding uses. Since
Neighborhood Commercial uses are intended to serve nearby residential neighborhoods, the uses
permitted shouldoe among the least intense of the commercial uses.

General Commercial
The General Commercial designation is intended to peanitde range of commercial ustsat serve
both local and regional needs. These areas should have exposure and access to major transportation

LU-30 | Costa Mesa General Plan



Land Use Element

routes since significant traffic can be generated. General Commercial areas should be insorattefr
most sensitive land useasther through buffers of lessensitive uses or osite design featuresThe most
intense commercial uses should be encouraged to locate on sites of adequate aizsd compatibility
issues with surrounding useéppropriate uses include those found in the Neighborhood Commercial
designation plussmallerretail stores, theaters, restaurants, hotels and motels, and automahiles and
serviceestablishments.

In areas designateeneral Commerciatievelopmenttypicallywill result in combinations of oneand
two-story commercial buildings. Buildings in excess of two stories may be permitted inzalewjareas
via discretionary approvavhere the additional height would not impact surrounding uses.

As complementary uses, residential and other noncommercial uses may be allowed through the Planned
Development process. Residential densities in planned development projects shall not exceed 20 dwelling
units per acre. Noncommercial uses would be subjet¢he sama-ARstandards as commercial uses.

Institutional uses are also appropriate in the General Commercial designation, provided that land use
compatibility and traffic issues have been addressedtitutional uses would require discretionary
approval.

For a 4.4acre site at 1626/1640 Newport Boulevard, a sipecific FAR of 0.40 and trip budget of 186
AM. peak hour trips and 28&.M. peak hour trips was established. These two standards allowed the
development ofmedical office uses or similar moderataffic-generating usesprovided that the site
specific trip budget is not exceeded.

Commercial Center

The Commercial Center designation is intended for large areas with a concentration of diverse or intense
commercial uses serving local and regional needs. Appropriate uses include a wide variety and scale of
retail stores, professional offices, restauranthotels and theaters. Intense service uses, such as
automobile repair and service, should be discouraged.

Development within this designation is intended for a variety of intensities ranging fromtorfeur-
story buildings. The allowablARs are 0.25 for highaffic-geneating uses, 0.35 for moderateaffic-
generating uses, 0.45 for lowvaffic-generatng uses, and 0.75 for velgw-traffic-generating uses.
Because of the large service area, direct access to major transportation corridors is essential.

In conjunction with areas that are designated with the mixe# zoning overlay district, the maximum
FAR is 1.0. An increase to 1.25 FAR may be allowed for-osggulans exhibiting design excellence. In
a mixeduse overlay district area, this FAR utgs both residential and neresidential components, and
the maximum number of stories is four.
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Mixed-use development projects are intended to provide additional housing opportunities in the City
(such as the Westside) by combining residential and nonresidential uses in an integrated development.
Additionally, this type of development is intéad to revitalize areas of the Ciyithout exceeding the
capacity of the General Plan transportation system. Mixed developments shall be implemented
through an adopted urban plan (such as the 19 West Urban &tanHarbor Boulevardlixed-Use
Overlay, or through an adopted Specific Pland shall be identified on thoning Map by designating
either the CL, Ghand/or C2 base zoning districts with the mixesk overlay distrigtor by designating a
aA0GS I ahednix{oftuses can occur in either a vertical or horizontal design, up to four stories in
height. This height limit may be increased to realize the development potential for sites identified within
housing opportunity sites inventory of the Housing Eleméhibduct types shall be identified in the
applicable urban plan and may include live/work units and commercial/residential units where the
residential uses are located above or adjacent to the nonresidential component. Nonresidential uses may
include office, retail, business services, persoealise, public spaces and uses, and other community
amenities.

Institutional uses are also appropriate in this commercial designgtimvided that land use compatibility
and traffic issues have been addressed. Institutional uses require discretionary approval.

As complementary uses, residential and other noncommercial uses may be allowed through the Planned
Development process. Residential densities in planned development projects should not exceed 20
dwelling units per acre. The corresponding population dgmainge is up to 50 persons per acre. A-site
specific residential density of 40 du/ac was approved for 1901 Newport Boulevard. The corresponding
density range for the project is 100 persons per acre.

A sitespecific FAR of 0.70 and a si#fgecific density of 40 units/acre was established for the property
located at1901 Newport Boulevard, a 7.#&re site located on the northwest corner ofeét 19" Street

and Newport Boulevard. The General Plan amendment recognized the existing development intensity of
the 1901 Newport Plazeommercial building (127,500 squdiext) and allowed additional development

of 145 multifamily units with a sitespecific building height allowed for a filevel parking structre.

Segerstrom Home Ranch

The Segerstrom Home Ranch is a 9&8# located at 3315 Fairview Roaltl.has a base land use
designation of Commercial Center and is a part of the North Costa Mesa Specific Plan. In conjunction with
approval of Home Ranch Alternative A, asipecific FAR of 0.41 was established for the -A¢r2 IKEA

site. (IKEAis a largetail/warehouse use.) This property is located at the southeast corner of South Coast
Drive and Harbor Boulevard. A maximum allowable FAR of 0.40 for office uses was estéligied
14.5acre Industrial Park parcel located to the north of South Coast Drive.

In 2016, a specifisite FAR allowed a maximum of 0.64 FAR on thac4d subarea of Segerstrom Home
Ranchlocated south of South Coast Drivielaxinum building height varies from two stories to five
stories/75 feet within this subareaThePlanned Development Commercial zoning may allow rixsed
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development (i.e.housing as a complementary use). The established trip budgets for this subarea of
Home Ranch is 1,8@0m. and 1,788 .M. See TabléU7 and Figuré. U4. However, the parcel is identified

as ahousingopportunity site within the sites inventory of the Housing Element, and the density, including
the resulting total number of units, of the parcel may be increasedlign with theresidential site
capacityand deviate from the trip budget

The North Costa Mesa Specific Plan provatigditionalFAR, building height, and trip budget information
for Segerstrom Home Ranch (Area 1).
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Figure LU-4:
Segerstrom Home Ranch
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Table LU-8: Segerstrom Home Ranch

. Baseline
(2015) Segerstrom Home Ranch

0.64

Maximum trip budget for this subarea &egerstror
Home Ranch is 1,860M. and 1,788.M.

FloorArea Raltij, Building intensity shall not exceed maximum allow:
(FAR development set forth by the trip budget in the No
Costa Mesa Specific Planunless needed
accommodate theresidential site capacity identifie
within the sites inventory of the Housing Element

Building Squat

Feet N/A 1,200,000

Los Angeles TimeSite

The Los Angeles Times Site is-@@# site located at 1375 West Sunflower Avenue, near the intersection

of Harbor Boulevard and South Coast Drive. The intent is to create opportunities for either office or
commercial retail development at a strategication. Office development is allowed at a maximum 0.64
FAR (up to 655,000 square feet office). Commercial/retail development is allowed at a maximum FAR of
0.54 (up to 553,000 square feet). Maximwallowable building height is fivaories/75 feet. Althoup the
Planned Development Commercial zoning may allow mixed development (i.e.housing as a
complementary use), housing is not permitted on this property duésdocation The maximum trip
budget established for thedsAngelesTimes site is 1,01AM. and 976rP.M. peak hour tripsSee Table LU

9 and Figure Li3.

Table LU-9: Los Angeles Times Site

. Baseline . .
Categories Los Angeles Times Site
g (2015) 9
0.64 FAR for office development
0.54 FAR for commercial/retail
FloorArea Rati Maximum trip budget is 1,015M. and 976P.M.
N/A
(FAR
Building intensity shall not exceed maximum allow:
development set forth by the trip budget.
Building Squau 655,000 sfor office development
374,000 . .
Feet 553,000sffor commercial/retail
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Figure LU-5:
Los Angeles Times Site
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Regional Commercial

The Regional Commercial designation is intended to apply to large concentrated shopping centers of
regional scale and importance. The intended uses within this designation include major department
stores, specialty retail outlets, restaurants, officestet®, and other complementary uses.

Application of the Regional Commercial designation is limited to the existing South Coast Plaza sites. This
includes the original Sé@cre site between Bristol and Bear Street and the additionadck® site located

west of Bear Street. This designatiorddocational criteria recognizes the evolution of South Coast Plaza

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

The Costa Mesa General Plan assigns a trip budget for the original South Coast Plaza siteaof.1,166
peak hour trips and 5,03BM. peak hour trips. The trip budget for the site west of Bear Street i283
peak hour trips and 1,26@M. peak hour trips.

Complementary residential uses within this designation are allowed through the Planned Development
process. The maximum allowable residential density shall be 20 dwelling units peualass a site is
identified as a housing opportunity site within the sites inventory of the Housing Element, then the density
shall be allowed tancrease to the density specified thereifihe trip budget for South Coast Plaza is
identified in Table L0, and in theNorth Costa Mesa Specific Plan.

Table LU-10: Trip Budget for Regional Commercial

Maximum AM. Peak
. P.M. Peak Hour

Area Sauare Hour Trip Trip Budget

Footage Budget p g
South Coast Plaza
West of Bear Street| 220:3%0 0.890 293 1,264
South Coast Plaza
East of Bear Street | 2/ 20000 0.652 1,166 5,036
Metro Pointe 592,287 0.48 729 965

Urban Center Commercial

The Urban Center Commercial desiian is intended to allow higintensity mixeduse commercial
development within a limited area. Developments within this designation can range froraadgwo-
story office and retail buildings to micand highrise buildings of four to approximately 25 stories,
provided the maximum building heigket forthin the North Costa Mesa Specific Pliamot exceeded.
Appropriate uses include offices, retail shops, restaurants, residential, and hotels.

For mixeduse projects that include separabe distinct components, the naasidentialFARstandard and
the residential density standard shall apply to each of the respective components, not the entire project
site. For mixeeuse projectsthat do not include distinct elements or include mixade buildings, the
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overall level of intensity shalebgoverned by the allowable nogsidentialFARand the maximum number
of residential units identified in this designation for a specific project site. Developments shall also comply
with the established trip budget standards and comply with the most restrictive standard.

Complementary residential uses within this designation may be allowed through the Planned
Developmentzone process. Thmaximum allowable residential density within this designation shall be
20 dwelling units per acre, unless otherwise speciiiethe North Costa Mesa Specific Plam a higher
density is allowed on sites identified as a housing opportunity site in the sites inventory of the Housing
Element

The Urban Center Commercial designation includes the following rdey@mlopments:

A Automobile Club of Southern California
A Metro Pointe

A South Coast Metro Center/Experian

A Sakioka Lot fas of 2015unbuilt)

All of these four properties had development agreements with the City of Costa Mesa that vested
maximum development square footages, floor area ratios, trip budgets, and allowedRreesded in
Table LLL1: Urban Center Major Developmenitsa summary of the various land use standards that apply
to these major developmentsPlease refer to theNorth Costa Mesa Specific Pléor additional
information related to these propertiessee Figure 28 for Sakioka Lot 2 land use plan.
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LU-6:
Sakioka Lot 2
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Table LU-11: Urban Center Major Developments

North Costa

Development

Agreement AIIo_vvabI_e Mesa Specific
Non-Residential Rez‘gﬁgt'al Plan Applies
Building Sq.FIFAR
Automobile
Club of 967,000sf 3 P
Southern 43 0.56 FAR 0 1,19 1,57 No
California
Residential Option Residential
South Coast 1,335,386 sf Residential Option:
Metro 0-69FAR  Residential Option: 1,93% 1,976
Center/ 45 Non-Residential Option: Nor Nor Yes
Experian Option: 484 units Residential Residential
1,546,180 sfi Option: 1,886 Option:
0.79 FAR 1,994
Non-Residential: ) _
863,000 sf Residential
. . .
Sakioka Lot2 33 1.0 retail FAR Optlo_n. 1,062 1,407 Yes
660 units
1.0 office FAR
Notes:
1. A development agreement specifies the maximum building square footage and floor area ratio, which is consistent with the Not

Costa Mesa Specific Plan and General Ptowever the South Coast Metro Center/Experian plan area and Sakioka Lot 2 include
sitesidentified as a housing opportunity site within the sites inventory of the Housing Elenserd the FARresidential units trip

generation, and heightsnay be modified to realize the site capacity identified within the sites inventory of the Housiegn&ht.
2. Vehicle trips per hour
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Automobile Club of Southern California Processing Center

This 39.2acre siteconsistsof two parcels and is located on the southwest corner of Sunflower Avenue
and Fairview Road. The primary site contains 29.5 acres and is located west of Fairview Road, between
South Coast Drive and Sunflower Avenue. The second parcel contains apprbxinatacres and is
located across the adjacent flood control channel to the west, just north of South Coast Drive. As of 2000,
the site was devieped with 717,000 squarkeet of office and support servicesas. An additionalzD,000

square feebf development is allowed pursuant to a development agreement for a total of 967,000 square
feet; the resultant maximum FAR is 0.56. Future construction will be developed in phases during the 30
year term of the agreement.

Metro Pointe

Metro Pointe includes two office building sites located north of South Coast Drive at its intersection with
Greenbrook Drive and approximately 28.5 acres of land located south of South Coast Drive along the San
Diego Freeway. A development agreement appbin 1994 addresses the site south of South Coast
Drive. The development agreement vests the property owner with the ability to construct 59tj28re

feet of office and commercial uses with a resultant floor area ratio of 0.48. This property iscated

in the North Costa Mesa Specific Ptara

South Coast Metro Center/Experian

The 44.72acre South Coast Metro Center/Experian sites are located south of Anton Boulevard and east
of Avenue of the Arts. Upon completion, the site will include nearly 1,546,180 square feet of office and
commercial development. A sipecific FAR of ¥9 was established for the combined South Coast Metro
Center and Experian sites.

In 2006, a sitespecific residential density increase for a 4&@fe site portion of this development was
approved as an optional development scenario for this property. The maximum density allowed is 100
units/acre with integrated ancillary retail us€ghis equates to a maximum densityldf0 units/acre, or a

total of 484 highrise units The residential development option results in a corresponding decrease in
the maximum allowabld~ARand building square footages for noesidential buildings in ordeto be
similar to thea.M. andP M. trip budgets established for the South Coast Metro Center/Experianwsiths
strictly nonresidentiadevelopment.In 2014, an alternative development option for 393 apartment units
was approved. This scenario also results in decrease in trip bublgetNorth Costa Mesa Specific Plan
provides further detail for these propertie€ertainparcebwithin the South Coast Metro Center/Experian
plan area include sites identified as a housing opportunity site within the sites inventory of the Housing
Element For these siteshe FAR, residential units, trip generation, and heights may be modified to realize
the residentialsite capacity or densityjdentified within the sites inventory of the Housing Element.

Sakioka Lot 2
The 33acre Sakioka Lot 2 is located south and east of Anton Boulevard. This site is undeveloped except
for farmhouses and farm operation facilities. Pursuant to a development agreement, the maximum
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allowable building square footage is of 863,000 square. féetmaximum 1.0 FAR shall be applied for
nonresidential development.

The maximum residential density shall be 28 dwelling units per acre for the residential comodrze

mixeddzd S RS @St 2 LIy §yaisS ¢0 aRASAtkdapaaiSHERYN) dr ¥ maximum of 80 dwelling

units per acre iéin independent parcel developed as residential communitcluding affordable housing

6a4SS a! FF2NRIo0ft S | 2dzaAwiadSpeciicPl®).i & . 2ydza RA&AOdzAaAA2Y

Future development on Sakioka Lot 2 is subject to the trip budget limitation, applicable development
standards of the PDC zone, and consistency withbtite the North Costa Mesa Specific Plan and the
General PlanHowever, this site is identified as a housing opportunity site in the sites inventory of the
Housing Element and the density, FARightsand trip budgets may be modified accordingly to achieve
the site capacity identified within the sites inventory.

Cultural Arts Center

The Cultural Arts Centelesignation is applied to the 57&®res including private streetghat comprise

South Coast Plaza Town Center. This area is generally bounded by Sunflower Avenue to the north, Bristol
Street to the west, Avenue of the Arts to the east, and the San Diego Freeway to the south. This
designation is limited to this geogriajgal area, and it is not intended to be applied to other locations in

the City.

The Cultural Arts Center designation allows intensely developed mixed commercial and cultural uses
within a limited area. The intended uses within this designation include tmitigh-rise offies, hotels,
restaurants, retailand cultural uses (theater, art museum or academy, etc.), as well agartitgh-rise
residential units in limited areas that are defined in the North Costa Mesa Specific Plan. It serves as the
cultural center of the community and provides a focus to #nes-related uses, with t complement of

nearby employment and shopping opportunities.

The overall allowablEARstandard for this designation is 1.77. Included in this FAR calculation is the land
dedicated or reserved in 2000 for the Avenue of the Artsrarfiip and associated flood control channel
improvements. The 1.77 FAR may be exceeded on individual parteis 8outh Coast Plaza Town
Center, provided that over the entire 54cre site the 1.77 FAR is not exceeded. Further delineation of
the allocation within South Coast Plaza Town Center ofhiBand trip budget is provided in thiorth

Costa Mesa Specific Plan.

In 2006, a higliise residential development option for each of the three subas in South Coast Plaza
Town Centewas approvedThe maximum number of residential units allowed in the entire South Coast
Plaza Town Center is 535 units. The gl residential development option is further detailed in the
North Costa Mes Specific Plan. As shown in TablelRthis scenario results in a corresponding decrease
in the maximum allowablé&ARand building square footages for nemesidential buildings in order to
maintain theAM. andPM. trip budgets established for the South Coast Plaza Town CéifterSouth
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Coast Plaza Town Center plan area includes sites identified as a housing opportunity site within the sites
inventory of the Housing Element, and the FAR, residential units, trip generation, and heights may be
modified to realize theesidentialsite capacity or density,identified within the sites inventory of the
Housing Element.

Table LU-12: Town Center Intensity *

Maximum Allowable Peak Hour Trip Budge
Nonresidential HighRise
Building Re_sidential
Units
Square Footage
Residential Option 1.7¢ 3,991,008sf 535 5,123 | 6,632
Non-Residential Option| 1.77* | 4,161,813sf 80 5,180 | 6,632

Notes:* The FAR, residential units and trip budgets may be modified accordingly to realize the site capacity
identified for the siteghat are included as housing opportunity sites within the sites inventory of the
Housing Element.

1. This maximum FAR may be increased to no more than 1.77 in direct relation to the decrease in the
maximum number of higkrise residential units.

2. This maximum peak hour trip budget may be increased to no more than 5480peak hour trips in
direct relation to the decrease in the maximum number of highe residential units.

3. This alternative includes the 80 highise residential units associated with the museum site in
Segerstrom Center for the Arts; see North Costa Mesa Specific Plan.

4. This maximum FAR may not be increased if the80t residential component is not constructed; see

North Costa Mesa Specific Plan.

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

of industial and compatible office uses, as well as limited and supportive commercial uses. Development
intensity potential is measured using FAR in relationhi® amount of traffic expected, as shownTiable

LU13: Industrial FlooiArea Ratio The density, FAR, height, and trip generations may be modified
accordingly to accommodate thesidentialsite capacity or density,for the housing opportunity sites
identified within the sites inventory of the Housing Element.
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Table LU-13: Industrial Floor -Area Ratio

Traffic FAR
Industrial Usé
Very Low | Low Moderate
Light Industry 0.75 0.35 0.25 0.15
Industrial Park 0.75 0.40 0.30 0.20
Note:
1. With an application of the mixedise overlay district, the FAR may range from 1.0 to 1.25.
Refer to MixeeUse discussion and Table t13: Overlay and Urban Plan Residential
Density.

Light Industry

The Light Industry designation applies to areas intended for a variety of light and general industrial uses.
Uses ardimited to small manufacturing and service industrias well as larger industrial operatiotit

can demonstratedesign features or restricted operations that lindisruptions to surrounding uses
Although the uses within Light Industry areas are intended to be less intense than those allowed in
Industrial Parks, the frequent lack of a physical separation between Light Industry areas and residential
developmenmecessitateslesign features that limit disturbances between uskscess to industrial areas
should be provided in a manner that directs industrial traffic away from more sensitive uses.

Development within this designation would be characterized by a combination of amk two-story
buildings. Because of the location of Light Industry areas and their proximity to residentiatalises,
buildings should be restricted to areas that will migruptthe surrounding residential uses.

Certain ommmercial uses may be allowggrovided that the commercial use is determined to be
complementary to the industrial area. Commercial recreational uses may also be appropriate under the
same condition.

Institutional uses may also be appropriatgrovided that land use compatibility and traffic issues have
been addressed. Institutional uses would require discretionary review.

Combinations of residential, institutionadnd commercial uses may be allowed through the Planned
Development proces=ARsand population densities for commercial projects would be similar to the
Neighborhood Commercial land use designation. Residential densities in Planned Development projects
are not to exceed 20 dwelling units per acre.

Mixeduse development projects in overlay zones are intended to provide additional housing
opportunities in the City (such as the Westside) by combining residential and nonresidential uses in an
integrated development. Additionally, this type of developrhis intended to revitalize areas of the City
without exceeding the capacity of the General Plan transportation system. Misedevelopments shall

be implemented through an adopted urban plan (such as the 19 West and Mesa West Bluff Urban Plan)
andwill be identfied on theZoning Map by designating the MG base zoning district with the miged
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overlay district. The mix of uses can occur in either a vertical or horizontal design, up to four stories in
height. Product typewill be identified in the applicable urban plans and may include live/work units and
commercial/residential units where the residential uses are located above or adjacent to the
nonresidential component. Nonresidential uses may include office, retail, besswsices, personal
service, public spaces and uses, and other community amenities. Residential development may be
allowed in conjunction with the mixedse overlay district for Mesa West Bluff Urban Plan area at density
that does not exceed 13 units per acre. The required Mesa West Biboé&n Plan shall include
development standards to ensure compatibility with surrounding land uses.

Industrial Park

The Industrial Park designation is intended to apply to large districts that contain a variety of industrial
and compatible office and support commercial uses. Industrial parks are characterized bydergis

and landscaped setbacksat createa campudike environment. Industrial parks must have proximity to
freeways and other major transportation routes to provide the accessibility they require. An internal
circulation system consisting of lesser highways is also necessary to accommodathithe eemands
created.

Industrial parks have major physical separations from areas designated for other uses to maintain their
distinctiveness and avoid potential land use incompatibilities.

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

be permitted when compatible with adjacent development grdvideduses are consistent with other
constraints such as height limiteand use restrictions withidohn Wayne Airporinfluence area as
identified in the Safety Elementhe Industrial Park portion of the Home Ranch site may include buildings
up to five stories in height near the center of the development. Nogth Costa Mesa Specific Plan
providesspecificbuilding height information fothe Segerstrom Home Ranch (Area 1).

Commercial uses may be allowgarovided that the use is determined to be complementary to the
industrial area. Commercial recreational uses may also be appropriate under the same condition.
Institutional uses may also be appropriaf@ovided that land use compatibility and traffic issues have
been addressed. Institutional usesll require discretionary approval.

Proposed ridustrial developmentmust be analyzed for potential significant impacts to air quality,
aesthetics, land use, and other environmental issues.

Combinations of residential, institutional, and commercial uses may be allowed through the Planned
Development procesARsand population densities for commercial projects would be similar to the
Neighborhood Commercial land use designation. Residential densities in planned development projects
shall not exceed 20 dwelling units per ad#mwever, sites identified as housing opportunity sites within

the sites inventory of the Housing Element shall be allowed to develop a project at the specified density
within the Housing Element
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Institutional and Open Space
Costa Mesé#as thousands of acres of lardt aside for public, serpublic, and open space type used

identified byone ofthesethree land use designations: Public/Institutional, Golf CowasdFairgrounds
andMulti-UseCenter.

Public/Institutional

The Public/Institutional designatioapplies toboth publicly and privately owned land that provides
recreation, open space, healtand educational opportunitiesas well as uses that provide a service to
the public. Since this designation includes manfedift types of land uses, the LandéPlan idabeled

to identify the individual uses.

Areas included in this designation are park sites, health care facilities, educational institutions, religious
facilities, fairgrounds, and public faciliti€Sincemany of the uses are recreational and open space in
nature, levels of building intensity are minimal.

Golf Course

Three golf courses are located within the City's planning area. Two of thes€pgta Mesa Golf Course

and Mesa Verde Country Cldig within City limits. Santa Ana Country Club is in the unincorporated area
east of Newport Boulevard. Because of the large area devoted to open space, the building intensity for
this designation is 0.0EAR

Fairgrounds

The Fairgrounds land use designation is applicable to only one property known as the Orange County Fair
& Event Center (OCFEC) in the City of Costa Mesa. The Fairgrounds-&cee Eii@ located at 88 Fair

Drive. This designation is intended to:

A Ensure continued development of the property as an integrated complex that is composed of
recreational, agricultureelated educational institutions, open space, farmland, equestrian, and
commercial usesand

A Promote the continued and sustained use of the property for the annual Orange County Fair in
recognition of its value as a regionally significant resource in the City of Costa Mesa.

Home to the annual Orange County Fair since 1949, the site is bounded by Arlington Drive (north
boundary), Fair Drive (south), Fairview Road (west), and Newport Boulevard (east). Regional access is
primarily provided to the site by State Route 55 at theeichanges of Fair Drive/Del Mar Avenue and

22nd Street/Victoria Stief. Access from Interstate 40%vhich is approximately ormile north of the
Fairgrounds, is provided via interchanges at Bristol Street, Fairview Road, and Harbor Bouaard.
Figue LU7.

LU-46 | Costa Mesa General Plan



Land Use Element

Figure LU-7: Fairgrounds
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The site was formerly a portion of the Santa Ana Army Air Base, and in 1949 the California 32nd District
Agricultural Association (DAA) acquired fireperty from the federal gvernment. Since that time, the
annual Orange County Fair has occurred at this location. Through the yeard'tf22has expanded

the use of the property into a yeaound exhibition, conference, equestrian, activity, and event center;
these uses collectively the OCFEC.

The 329 DAA Fair Board adopted the current OCFEC Master Plan in 2003. Given thdf DASZ a
Sate entity for administration of the Orange County Fair, Costa Mesa has limited land use and permitting
authority over the property while it is controlled by the State.

In the future,if the State no longer controls the property, any proposed new development or change of

dzaS akKlfft 0SS adzo2SO0 G2 NBOGASEG F2N O2yaraidSyoe gA
new property owner/operator may continue to operate the Fairgrosras it existed at théme of sale

Fa | £S3rft y2yO02y¥2N¥AYy3 dzaS | yR RS@St2LIYSyio ¢ K:
effect until such time as the property owner submits and receives approval of a master planthy Cos

Mesa.

The Fairgrounds site contains approximately 400,000 square feet of buildings, including:

Pacific Amphitheater

Arlington Theater

Grandstand Arena
Equestriarcenter

Exhibit andadministration buildings
Concession angestaurant buildings
Memorial Gardens

Centennial Farms

> > D> > > > > >

Livestockarns

The Fairgrounds designation recognizes the existing fairground and event center uses associated with this

site. The General Plan traffic model does not take into account the trip generation from the annual OC

Fair or weeknight/weekend special event uses.(Orange County Marketplace) because peak vehicle

trips to the site occur outside normal business timeframes. However, further development of the
CFrANBNRdzyRa oAff ySSR (G2 0S olflFyOSR 6AGK GKS RSO
and with the protection of surrounding neighborhoods.

Permitted uses include ancillary office uses, exposition/conference uses, equestrian uses,
agricultural/livestock activities, restaurants, temporary specialty retail sales (including vehicle sales),

outdoor marketplace, emergency operational uses, and edsfive entertainment uses.
Complementary uses to the fairground and event center uses may include botanical gardens, animal
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exhibits, museum, art/historical artifacts gallery, and performance art theaters that are supportive of the
fairground uses.

Uses that are not supportive of fairground and event center uses are expressly prohibited. Prohibited
uses include, but are not limited to, casinos/gambling venues, shopping centers, hotel/motels, residential
uses, selktorage facilities, hospitals, andedical uses. In addition, exclusive use or dedicated athletic
sports facilities and educational uses that are unrelated to the OCFEC are prohibited.

As a Stat¢ s Y SR LINPLISNIiés (GKS CFANANRdzyRa A& y2i y2N¥Y
However, pursuant to a 1990 Court Order (Case Nos. 42 07 28 and 55 65 08), exterior noise standards
O2YLI NFXoftS (2 GKS / AGeé Qaedip thépiofernNNdsdzensiive asgsanclide S 0 ¢
neighboring residences, Davis Intermediate School, and Costa Mesa High School. Tdrelemdtnoise

restrictions apply to the operation of the Pacific Amphitheater. Development within the Fairgrounds
designation is intended for buildings ranging from eotwefour-story structures. The maximum allowable

FARfor this designation shall be 0.10.

Multi-Use Center

FairviewDevelopmental Center

On January 5, 1959, the Fairview Developmental Center opened as a &ptelhoriginally occupying
750acres. Fairview Developmental Center had an initial bed capacity of 2,622 and was intended to house
some 4,125 residents. The population at tlaeifities peaked in 1967 and hbsen declining sincdn

2015, the current population wa275 persons, and the downward trend is expected to continue due to
the restructuring of the State of California's approach to providing institutionalized care for the
dewelopmentally disabledThe State has been focusing on residential care options (as opposed to
institutional care) for these disabled individuals.

A large portion of the original land was transferred in 1979 to the City of Costa Mesa and now
encompasses Fairview Park and the golf course. In 1985, the City granted a General Plan amendment and
rezone of 54 acres of surplus land immediately to the nathithe hospital facilities for highensity
residential uses. 11987 and 20050ther parcels were converted to residential uses. These areas are
planned developments with onstory, singlefamily residencesa two-story, smaHot residential
subdivisim, and twostory apartment buildings (Harbor Village Apartments).

In February 2016, the State of California Department of Development Services initiated the process for
closure ofFairview Developmental Centén June 2022, the State Legislature through Senate Bill (SB) 188
approved Government Code Section 14670.31, which provides a framework for the reuse of the FDC
property. The legislation codifies a partnership between the Department of General ServicgstfleGS
Department of Developmental Services (DDS), and the City of Costa Mesa, with defined roles for each
entity. To support this effort, the State allocated $3.5 million in State funding to the City to develop a
Specific Rn, conduct necessary studies, and manage a commbaigd planning process. The

[ STAatF GdzNBQa AydSyid F2N GKS NBRS@GSt2LIWSyd 2F (KS
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extent feasible, including a minimum of 200 units of permanent supportive housing, open space, and
housing for individuals with developmental disabilities, @n@ity createdSpecific Plan for the FDC site
that implements the provisions of Government Code Section 14670.31.

Multi-use refers to the integration of a variety of land uses and intensities. This land use category includes
uses which are low to moderate intensity and urban in character. The -Msé#iCenter designation is
applicable only to the Fairview Developmeln@enter property at 2501 Harbor Boulevard. The compatible
zoning district is Institutional & RecreatiordWulti-UseDistrict (I&RMLT). The allowable land uses are

as follows:

A 0.25 FAR Institutional and Recreationsés
A 25 percent minimum requirement for park and open space pagso(approximately 25.6 acres)

A Minimum density of 60 dwelling units per acre ad@00dwelling unitsare identifiedfor the site
within the limitations described below

In anticipation of the future closure of the Fairview Development Center, this property is assigned a
unique General Plan land use plan designation. The-MskiCenter designation is comprised of a variety
of residential, open space, and institutionaas.

These multuses are to be complementary to the Costa Mesa Golf Course and surrounding residential
neighborhoods. Thelousing Element identifiesrainimum densityto achieve aesidential site capacity

of 2,300 mixedncome residential units for thBairview Developmental Center site. Additional housing
units may be built, as long as they meet the density bonus provisions pursuant to State law (Government
Code Section 6591865918). At least 25 percent of the site shall be dedicated to open spanaxinum

0.25 FAR for institutional/recreational uses would be allowed for undeveloped area not assigned to
housing or permanent open spac&ee Table LWM4: Multi-Use CenteiDesignation.Permitted uses
include:

A Institutional uses, such as public and private recreational facilities, dedicated athletic fields,
athletic complex, sports parks, community centensg public facilities

A Hospital, medical, dental, physical therapypatient care, psychiatric facilities, administrative
offices and facilitiesolr the developmentally disabled

A Residential uses, such singémily detached housing, apartments, condomims, and
townhouses

A Open space uses, such as active play fields, recreational pegiand, and botanical gardens

Uses that are industrial or commercial in nature are expressly prohibited. Prohibited uses include, but are
not limited to, corporate office parks, casinos/gambling venues, shopping centers,
concerts/entertainment venues, hotel/motelgxpositioriconference uses, shopping center, and swap
meets.
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The maximum 0.25 FAR for institutional development within the Mudg Center designation is intended
for buildings ranging from ondo four-story structures. Residential uses shall also be limited to a
maximum height of four stories.

The MulttUse Center General Plan land use designation (and corresponding Zoning District) will require
a Master Plan for any future development project, whether or not the State retains the property or sells
to a private entity. A Master Plan is requiredbe approved by the City Council if the property is owned

by a nonState entity or if the State elects to participate in the City's planning process for Master Plan
adoption.

The City will require the dedicated parkland component in order to activate a master plan for new
development. The 25 percent open space requirement would applythacefore, future development
would need to include a specific acreage of\aepark uses for sports fields the master plan cannot be
considered in conformance withis unique General Plan land use designation.
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Aerial

Costa Mesa
Country Club
Golf Course

Harbor Blvd.

General Plan Designations

Low Density Residential (8 du/ac)
[ Medium Density Residential (12 du/ac)
I High Density Residential (20 du/ac)
I General Commercial
I Neighborhood Commercial
e Multi-Use Center
s Golf Course

Baseline (2015)

e Beds............... 300
_.555.‘ Total Area.......102.6 Acres
=
Land Use Plan
Land Use Designation MultUse Center
- , Residential Units 2,300
MultiUse ¢ Open Space Acres Minimum 25.6 acres (25%)
__Center Public/Institutional 0.25 FAR
' 5
om
2
©
I
NERENTENEAE 55 AR L0M 1 | Figure LU-8:
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Multi -Use Center
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Table LU-14: Multi -Use Center Designation

Multi -Use Center Designation

Density(DU/AC) 60 DU/AC
TotalUnits 2,300

FloorArea RatioRAR  [0.25 Public Facilities/Institutional/ Recreational

Building Square Feet [N/A

Dedicated Open Space [25%- approximately25.6 acres of Open Space

Maximum trip budget for this area is 5%M. and 669p.Mm.
Building intensity shall not exceed maximum allowi
Trip Budget development set forth by the trip budgetunless it i
necessary to realize the residential site capacity ident
for the site in the sites inventory of the Housing Elemel

Land Use Overlaysnd Urban Plans

The City has adopted land use ovesldlgat are intended to encourage reuse and revitalization of
underutilized propertiesThe incentivesprovided expand land uses, provide development flexibility,
stimulate economic growth, and create integrated areas complementary to the surrounding environs.
Refer toFigure LLB for the location of the Overlay and Urban Plan boundafié® density, FAR, height,
and trip generations may be modified accordingly to accommodaterésédential site capacity or
density,for the housing opportunity sites identified within the sites inventory of the Housing Element.

MixedUseOverlay Zonellrban Plan Areas

Mixed-use development projects are intended to provide additional housing opportunities in the City by
combining residential and nonresidential uses in an integrated development. Additionally, this type of
development is intended to revitalize areas of ity without exceeding the capacity of the General Plan
transportation system. Mixedise developments shall be implemented through an adopted urban plan
and shall be identified on the Zoning Map with the mies# overlay district. The mix of uses canuscc

in either a vertical or horizontal design.
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Housingtypes shall be identified in the applicable urban plan and may include live/work units and
commercial/residential units, where the residential uses are located above or adjacent to the
nonresidential component. Nonresidential uses may include office|lydiasiness services, personal
service, public spaces and uses, and other community amenities.

In conjunction with areas that are designated with the mixes# zoning overlay district, thmaximum
FAR is 1.0. Anincrease to 1.25 FAR may be allowed for-ogegalans exhibiting design excellence. In a
mixeduse overlay district area, the FAR includes both residential andesidential components. Table
LU15: Overlay and Urban Plan Residential DenB#is the appropriate land uses and the necessary base
zoning district where mixedse development is permitted.

Table LU-15: Overlay and Urban Plan Residential Density

Residential Dwelling Units Per Acre (D/A) and
Floor-Area Ratio (FAR)

Base Land Use
Designations That Allows Urban Plans

Mixed Usée .
Residential Harbor SoBECA Westside

Incentive Mixed-Use Mixed-Usée' Urban Pland

CommerciaResidential 30 du/acre -- -- --

Neighborhood Commercial -- - -

General Commercial 30 du/acre 20 DU/A 40 DIA 1.007
1.25 FAR

Light Industry -- 40 D/A

Commercial Center - - -

Notes:* The density, FAR, height, and trip generations may be modified accordiogigalizethe residential site capacity, or density,

1.

for the housingopportunity sites identified within the sites inventory of the Housing Element.

The SoBECA Overlay has a maximum capacity of 450 residential units over the entire district, with individual projects
having a maximum density of 40 dwelling units per ackowever, sites identified as housing opportunity sites within the
sites inventory of the Housing Element shall be allowed to develop the site according to the specified density therein.
Under the Westside Urban Plans, a maximum FAR of 1.0 is allowed for rageatiprojects that include a residential
component. An increase to 1.25 FAR may be allowed for mirsedplans exhibiting design excellence. FAR calculations are
based on the totasite area (subarea) of the commercial component and does include the residential site area.

See MultiUse Center discussion for density and FAR standards for the Fairview Developmental Center site.
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Residential Incentive Overlay
The Residential Incentiv®verlayallows the maximum 30 du/acre unit residential density optioat

strategic locations along Harbor Boulevard and Newport Boulevard. The Residential Incentive Overlay
expands development opportunities on commercial properties not developed to their full potential or
supporting outdated buildings and underperforming sise

Maximum building height ithree stories, provided privacy concerns of adjacent established residential
neighborhoods are adequately addressed through the setback of upper stories or other design
approaches. Housing within the Residential Incentive Overlay is limited to a maximum d&B8itynits

per acre.See Table LW6: Residential Incentiv®verlayand Figures LWO and LUL1.

Table LU-16: Residential Incentive Overlay

Baseline Residential Incentive

Categories (2015) Overlay

Density(DU/AC) N/A 30
Harbor Boulevard 84 361

Units Newport Boulevard 237 117
Total Units 321 478
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Aerial General Plan: Overlay /'-1‘____L
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Land Use Designations

Low Density Residential (8 du/ac)
Medium Density Residential (12 du/ac)
High Density Residential (20 du/ac)
Neighborhood Commercial
General Commercial
Light Industrial
Golf Course

B Public/institutional

Baseline (2015)
L0171 1,Y - - (O ——— 9.45 acres
Residential Units.................. 0

Commercial Square Feet.....149 976

Land Use Plan

Density.anaiaminiinag 30 du/ac
Residential Units.................. 361 Max
Commercial Square Feet.....149,976 Max
¥ Per settiement agreement executed on June 21, 2018,
the project at 2277 Harbor Blvd. (APN. 422-163-31)
shall not exceed 200 units including nine (8)

very low-income units subject to a fifty-five (55)-year
restrictive covenant.

REVISED Nov. 13, 2018:
General Plan Amendments:
* GP 1803, Adopted Nov. 13, 2014

Figure LU-10:
Residential
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it = Incentive Overlay:
: Harbor Boulevard
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Aerial General Plan: Overlay

Land Use Designations

Low Density Residential (8 du/ac)
Medium Density Residential (12 du/ac)

| High Density Residential (20 du/ac)
Commercial-Residential (17 4 du/ac)
Neighborhood Commaercial
General Commercial
Light Industrial
Golf Course

»  Fairgounds

B Public/institutional

General Plan Amendments:
* GP 1893, Adopted Nov. 13, 2018
* PGPAR401, Adoptetlly 15, 2025

s Baseline (2015)

En Py
B 5 Total Area::.......iciviisiierovovsises 9.45 arces
L5, : Residential Units.................. 0

Commercial Square Feet.....43,208
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Land Use Plan

Density 30 du/acre
Residential Units 117
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Figure LU-11:
Residential
Incentive Overlay:
Newport Boulevard
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South Bristol Entertainment & Cultural ArtsJoBECRAOverlayand Urban Plan
The SoBEGAverlay applies to properties within tf&0BECRrban Plararea Allowed uses includa mix

of housing and retail/service commercial businesses, light industrial uses, creative studios, retail
campuses, anéntertainment and restaurant uses that attract local residents and visitors. Permitted
development approaches are mixege development that combines residential and commercial uses, as

well as stanehlone commercial and residential uses. This designaginphasizes commercial uses and

aims to expand theestablished innovative, eclectic, and unique uses that support homegrown and
incubatortype businesses important to the local economy. The integration of innovative public spaces
FYR aKFy3a2dzié | NBlFa F2NJ aLISOAlLf S@Syida FNB KAIKE @

The maximum residential density within the SOBECA overlay is 40 units per acre. A maximum 1.25 FAR
applies to mixeelse buildings that integrate residential and commercial uses. Sadorte commercial or
industrial buildings have a maximum 1.0 FAR. Themrmanr building height for all projects is four stories.

The maximum number of residential units allowed within the entire SOBECA Urban Plan area is 450 units.
SeeTable LLL7: SOBECKixed-UseOverlay See also Figure 112: SOBECKixed-UseOverlay Howeer,

the density, FAR, and height may be modified accordinglse&tizethe residential site capacity or
density,for the housing opportunity sites identified within the sites inventory of the Housing Element.

Table LU-17: SoOBECAMixed -Use Overlay

. Baseline ,
(2015) SOBECMixed-UseOverlay

Density(DU/AC) N/A ﬁ%tDtlc-)J /g%eed 450 units for Overlay
Units 0 450

FloorArea RatioKAR  |N/A 1.00 to 1.25

Building Square Feet 491,000 420,39
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Aerial Key Map
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General Plan Designations
Low Density Residential (8 du/ac)

“1 Medium Density Residential (12 du/ac)
High Density Residential (20 du/ac)

N

Light Industrial

|

I General Commercial
[E—

[ Public/Institutional

General Plan: Overlay SOBECA Overlay
Individual residential projects cannot exc

40 dwelling units per agndess the site is &
housing opportunity, iten the density ma
increas#o align with the denisigntified
within the sites inventory of the Housing
Element

Baker St.

Units............... 0
Square Feet.....491,000
Acres...............39.2 Acres

Land Use Plan

Units:sesmmeam 450 Maximum
Square Feet..... ....... 420,359

AR csnsmmmmmens 1.00t0 1.25 FAR
Density:: .z ssmssd 40 DU/AC*

* Density may be increased to the densities id
for housing opportunity sitdsn the sites inventol
of the Housing Element.

Figure LU-12:
SoBECA Urban Plan
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Harbor MixedUse Overlay

The Harbor MixedUse Overlay applies to select areas along Harbor Boulevard, between Wilson Street
and 19" Street. The intent is to introduce a diverse mix of uses, with the objective of creating a much more
integrated, walkable, and complementary balance of creative residential and retail spaces, neighborhood
serving retail and commercial services, and redidéruses along the southern portion of Harbor
Boulevard that intersects with 19Street. The designation allows residential development at upQto 2
dwelling units per acre. A maximum 1.25 FAR applies to projects that consist of both residential and
commercial mixed uses; maximum building height is four stories. See Tali®: Harbor MixedUse
Overlayand Figure L13. However, the density, FAR, and height may be modified accordinggglipe

the residentialsite capacityor densityfor housing opportunity sites identified within the sites inventory

of the Housing Element.

Table LU-18: Harbor Mixed -Use Overlay

Categories (BZ%sleg;ne Harbor MixedUse Overlay
Density(DU/AC) N/A 20 DU/AC

Units 13 491

FloorArea RatioKAR  |N/A 1.00 to 1.25

Building Square Feet 337,300 321,000 of Commercial

Westside Urban Plans
In April 2006, the City adopted three Westside urban plans that created overlay zones in designated areas

of the Westside: Thd9 West Urban Planthe Mesa West Bluffs Urban Plaand the Mesa West
Residential Ownership Urban Pldbevelopment proposed within the Westside Urban Plans requires
approval of a Master Plan pursuant to the City of Costa Mesa Municipal Code. However, the density, FAR,
and height may be modified accordingly rigalizethe residentialsite capacity or density,for housing
opportunity sites identified within the sites inventory of the Housing Element.
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LU-62

Costa Mesa General

Plan

* The total residential units, density and FAR may be r
torealizeheresidentiaite capacitgr densitgf the housing
opportunity sites identified within the sites inventory of
Housing Element.

Figure LU-13:
Harbor Mixed -Use Overlay



