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1.0 INTRODUCTION 
 
 
As Lead Agency, the City of Costa Mesa (City) prepared an Environmental Impact Report 
(EIR) for the One Metro West Project (referred to herein as the “Approved Project”). The 
Costa Mesa City Council certified the One Metro West Final Environmental Impact Report 
(referred to herein as the “Certified EIR”) (State Clearinghouse No. 2019050014) and 
approved the One Metro West Project on July 21, 2021. After certifying the EIR, City 
Council granted the following project approvals: 
 

• General Plan Amendment;  
• Zone Change;  
• Specific Plan;  
• Master Plan;  
• Development Agreement; and 
• Tentative Tract Map No. 19015. 

 
Currently, the applicant is requesting entitlements to amend the approved Master Plan 
and Tentative Tract Map to reconfigure the proposed building layouts in order to relocate 
site amenities and provide podium-style parking, which would accommodate a flexible 
work-from-home lifestyle, provide additional amenity space on-site, and allow improved 
site circulation for pedestrians as well as fire and emergency access. The proposed 
changes to the Approved Project are referred to herein as the “Modified Project.” This 
Addendum has been prepared to determine whether the proposed Modified Project would 
result in new or substantially more severe significant environmental impacts compared 
with the impacts disclosed in the Certified EIR. 
 
1.1  PROJECT LOCATION 
 
The project site is located at 1683 Sunflower Avenue in the City of Costa Mesa, Orange 
County; refer to Figure 1, Regional Vicinity Map. The project involves an approximately 
15.23-acre site bound by Sunflower Avenue to the north, the South Coast Collection 
(SOCO) retail center to the east, Interstate 405 (I-405) to the south, and industrial and 
logistics uses to the west; refer to Figure 2, Local Vicinity Map. The project site is currently 
occupied by Robinson Pharma Inc. and JEC Logistics, Inc. within an approximate 
345,000-square foot one-story industrial building. 
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1.2 PREVIOUS ENVIRONMENTAL DOCUMENTS 
 
ONE METRO WEST EIR 
 
The City of Costa Mesa prepared an EIR to analyze the potential environmental impacts 
that would result from the Approved Project, which included approval of a General Plan 
Amendment, Zone Change, Specific Plan, Master Plan, Development Agreement, 
Tentative Tract Map No. 19015, Tree Removal Permit, and Public Art Plan. The EIR was 
prepared in conformance with CEQA (California Public Resources Code [PRC] Section 
21000 et seq.); CEQA Guidelines (California Code of Regulations [CCR], Title 14, Section 
15000 et seq.); and the rules, regulations, and procedures for implementation of CEQA, as 
adopted by the City. The purpose of the EIR was to review the existing conditions, analyze 
potential environmental impacts, and identify feasible mitigation measures to reduce 
potentially significant effects.  

The Approved Project proposed a mixed-use development that would provide housing near 
jobs in a master-planned setting with on-site amenities, 1.5-acres of open space, and 
connection to bicycle trails. The site plan accommodated up to 1,057 multi-family residential 
rental units, 25,000 square feet of commercial (creative office) space, and 6,000 square 
feet of specialty retail use; refer to Figure 3, Approved Site Plan, and Figure 4, Approved 
Landscape Plan. In order to redevelop the site, the existing on-site uses would have been 
demolished. The Approved Project included off-site improvements to Sunflower Avenue 
and the bicycle trail connection from the project site west to the existing Santa Ana River 
Trail. Upgrades to Sunflower Avenue included placing the existing Southern California 
Edison (SCE) 66-kilovolt utility lines underground and upgrading the sidewalk and public 
landscape areas with a new sidewalk and bicycle trail to improve pedestrian and bicycle 
access to the regional Santa Ana River Trail system. The Approved Project proposed 
utilities that connected to existing water, sewer, storm drain, and dry utility facilities in 
Sunflower Avenue. 

Under the Master Plan, Building A was proposed along the southern half of the project site 
adjacent to I-405 and considered construction of six stories with a maximum height of 78 
feet. The approximately 969,660-square foot building consisted of 449 residential units, and 
provided 35,000 square feet of indoor amenities and 4,000 square feet of outdoor 
amenities. Approximately 825 parking spaces would have been provided at Building A; 
refer to Figure 5a, Approved Building A Elevations. Building B would have been located in 
the central portion of the project site adjacent to Sunflower Avenue and would have been 
a seven-story building with a maximum height of 88 feet. The approximate 549,880-square 
foot building included 379 residential units, and provided approximately 19,500 square feet 
of indoor amenities and 10,800 square feet of outdoor amenities. Approximately 668 
parking spaces would have been provided by three parking levels (one ground level and 
two subterranean); refer to Figure 5b, Approved Building B Elevations. Building C was 
proposed along the eastern portion of the project site adjacent to SOCO with a maximum 
building height of 98 feet. The seven-story building consisted of 229 residential units, 6,000 
square feet of ground-level specialty retail, a lobby, and an 18,000-square foot amenity 
rooftop with a swimming pool and recreational structures. A total of 421 parking spaces 
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would have been provided at Building C. A proposed 25,000-square foot, three-story 
creative office building would have included a maximum building height of 52 feet and utilize 
shared parking spaces within Building A; refer to Figure 5c, Approved Building C 
Elevations. 

Under the Approved Project, a tentative tract map was proposed to divide the site into five 
parcels and would be processed as a “Condominium” Map. Although a “Condominium” 
Map was proposed, the applicant intended for the product to be rental units and might have 
chosen not to exercise the map. The tentative tract map also proposed to dedicate an 
easement for public access of the open space and bicycle trail connection. 

The One Metro West Draft Environmental Impact Report (Draft EIR), dated February 2020, 
was distributed to responsible and trustee agencies, interested groups, and organizations. 
The Draft EIR (State Clearinghouse No. 2019050014) was made available for public review 
and comment for a period of 45 days, which was then extended for an additional week. The 
public review period for the Draft EIR established by the CEQA Guidelines commenced on 
February 7, 2020, and ended March 30, 2020. A public scoping meeting for the Draft EIR 
was held on June 5, 2019 at the Costa Mesa Senior Center at 695 West 19th Street, Costa 
Mesa, California 92627. The City’s Planning Commission then considered the EIR on April 
13, 2020 and May 11, 2020, and the City Council considered the EIR on May 4, 2021 and 
July 21, 2021 and certified the EIR on July 21, 2021. 
 
The Certified EIR identified potential impacts that would result from the construction and 
operation of the Approved Project, considered the application of regulatory requirements, 
such as plans, policies, programs (PPPs) based on federal, State, or local laws and/or 
standard conditions of approval (SCAs) required for the Approved Project by the City, and 
included mitigation measures, as necessary, to mitigate potential significant impacts 
resulting from the Approved Project to the extent reasonable and feasible. The Approved 
Project was found to have no impact or less than significant impacts related to agriculture 
and forestry resources, biological resources, mineral resources, and wildfire. The Approved 
Project was found to have a less than significant impact on the following environmental 
topics with applicable PPPs/SCAs and/or mitigation measures incorporated: 

• Aesthetics  • Land Us and Planning 
• Air Quality • Noise 
• Cultural Resources • Population and Housing  
• Energy  • Public Services and Recreation 
• Geology and Soils • Tribal Cultural Resources 
• Hazards and Hazardous Materials  • Utilities and Service Systems 
• Hydrology and Water Quality  

   
The Approved Project was found to have significant and unavoidable impacts related to 
greenhouse gas emissions and transportation, even within incorporation of PPPs/SCAs 
and/or mitigations measures. 
  





Figure 4

Approved Landscape Plan

Source: Rose Equities, 2020
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Figure 5a

Approved Building A Elevations

Source: Rose Equities, 2019
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Figure 5b

Approved Building B Elevations

Source: Rose Equities, 2021
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Figure 5c

Approved Building C Elevations

Source: Rose Equities, 2021
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2.0 DESCRIPTION OF PROPOSED MODIFICATIONS 

 
 
2.1 ADDENDUM’S PURPOSE AND NEED  
 
When an EIR has been certified or a negative declaration adopted for a project, no 
subsequent or supplemental environmental review documentation shall be required 
unless one or more of the following events occurs: 
 

1) Substantial changes are proposed in the project, which will require major revisions 
of the previous EIR or negative declaration due to the involvement of new 
significant environmental effects or a substantial increase in the severity of 
previously identified significant effects; 
 

2) Substantial changes occur with respect to the circumstances under which the 
project is undertaken, which will require major revisions of the previous EIR or 
negative declaration due to the involvement of new significant environmental 
effects or a substantial increase in the severity of previously identified significant 
effects; or  
 

3) New information of substantial importance, which was not known and could not 
have been known with the exercise of reasonable diligence at the time the previous 
EIR was certified as complete or the negative declaration was adopted, shows any 
of the following: 

 
A. The project will have one or more significant effects not discussed in the 

previous EIR or negative declaration; 
 
B. Significant effects previously examined will be substantially more severe 

than shown in the previous EIR; 
 

C. Mitigation measures or alternatives previously found not to be feasible 
would in fact be feasible, and would substantially reduce one or more 
significant effects of the project, but the project proponents decline to adopt 
the mitigation measure or alternative; or 

 
D. Mitigation measures or alternatives which are considerably different from 

those analyzed in the previous EIR would substantially reduce one or more 
significant effects on the environment, but the project proponents decline to 
adopt the mitigation measure or alternative. 
 

When none of the above events has occurred, yet minor technical changes or additions 
to the previously adopted negative declaration are necessary, an Addendum may be 
prepared (State CEQA Guidelines Section 15164[b]). 
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As discussed below, none of the conditions described in State CEQA Guidelines Section 
15162 calling for preparation of subsequent environmental review have occurred. This 
Addendum supports the conclusion that the proposed project modifications are minor or 
technical changes that do not result in any new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects. In addition, 
as discussed below, the proposed project modifications would not result in any new or 
substantially increased significant environmental impacts, no new mitigation measures, 
or no new alternatives that would substantially reduce significant impacts. As a result, an 
Addendum is an appropriate CEQA document for analysis and consideration of the 
proposed project modifications. 
 
Circulation of an Addendum for public review is not necessary (State CEQA Guidelines 
Section 15164, subdivision (c)); however, the Addendum must be considered in 
conjunction with the adopted Final EIR by the decision-making body (State CEQA 
Guidelines Section 15164, subdivision (d)). 
 
CEQA requires a comparative evaluation of a proposed project and alternatives to the 
project, including the “No Project” alternative. The EIR addressed a reasonable range of 
alternatives for the project. There is no new information indicating that an alternative that 
was previously rejected as infeasible is in fact feasible, or that a considerably different 
alternative than those previously studied would substantially reduce one or more 
significant effects on the environment. 
 
2.2 LOCATION OF PROJECT MODIFICATIONS 
 
The proposed modifications would apply to the same 15.23-acre project site identified 
and described in the Certified EIR for the Approved Project. The project site is located at 
1683 Sunflower Avenue, bound by Sunflower Avenue to the north, the SOCO retail center 
to the east, the I-405 to the south, and industrial and logistics uses to the west. 
 
2.3 COMPONENTS OF PROJECT MODIFICATIONS 
 
Generally, the Modified Project proposes to replace the previously approved 25,000-
square foot “creative office building” with a 42,000-square foot “resident office and 
amenity building and leasing office” building to allow for flexible co-working space and 
added site amenities for residents. To further accommodate the work-from-home lifestyle, 
the Modified Project would also increase dwelling unit sizes to allow for den space. 
Building A and Building C have been redesigned from a wrap layout to a podium design, 
which would also reconfigure site parking into one self-contained structure per building; 
refer to Figure 6, Modified Conceptual Site Plan. As shown in Table 1, Comparison of 
Project Totals, the Modified Project would result in fewer residential units and reduced 
density, provide a reduced number of parking spaces, and provide more outdoor and 
indoor amenity space sitewide. 
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Table 1  
Comparison of Project Totals 

 
 Approved Project Modified Project 
Total Residential Units: 
Building A 449 units 317 units (132 fewer units) 

Total Residential Units: 
Building B 379 units 313 units (66 fewer units) 

Total Residential Units: 
Building C 229 units 327 units (98 more units) 

Total Residential Units 1,057 957 units (100 fewer units) 
Maximum Height: Building A 78 feet (6 stories) No Change 
Maximum Height: Building B 88 feet (7 stories) No Change 
Maximum Height: Building C 98 feet (seven stories) No Change 
Floor Area Ratio 2.22 No Change 

Density 69.4 dwelling units/acre 62.8 dwelling units/acre  
(6.6 fewer units/acre) 

Parking Provided 1,914 

1,766 spaces (148 fewer 
spaces; consistent with Specific 

Plan Parking Requirement of 
1,700 spaces for the Modified 

Project) 

Outdoor Amenity Space 32,800 square feet 33,400 square feet (600-square 
foot increase) 

Indoor Amenity Space 54,500 square feet 55,500 square feet (1,000-
square foot increase) 

Private Open Space 
(Balconies/Patios) 52,850 square feet (minimum ) 

42,100 square feet (10,750 
square-foot decrease; 

consistent with Specific Plan 
Parking Requirement for the 

Modified Project) 

Common Open Space 
(without Open Space [Public 
Park]) 

211,400 square feet (minimum) 

197,150 square feet (14,250 
square-foot decrease; 

consistent with Specific Plan 
Parking Requirement for the 

Modified Project) 
Open Space (Public Park) 1.5-acres No Change 

 
As shown in Figure 7, Modified Conceptual Landscape Plan, the modified site layout 
would allow for added landscaping at the ground level, as well as new hardscaping in the 
form of additional interior and open courtyards and the relocation of the ground level pool 
within the center of the three buildings. Previously, continuous vehicular access, including 
emergency vehicle and fire truck access, was provided through the site via a ground-level 
internal corridor; a network of roundabouts connected the internal corridor and parking to 
the site’s main and secondary access points along Sunflower Avenue (refer to Figure 3). 
The proposed redesign of project buildings and parking would eliminate the continuous 
internal corridor and instead extend the secondary eastern driveway along the site’s 
southern boundary to provide a fire lane adjacent to I-405; refer to Figure 6 and Figure 7. 
These proposed modifications would be consistent with the approved Specific Plan as 
well as the City’s standards for vehicular and emergency access. As detailed in Table 1, 
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building height would not change; Figure 8a through Figure 8c, Modified Building 
Elevations, illustrate the proposed elevations based on the new building layouts.     
 
It is acknowledged that the adjacent I-405 had begun roadway improvements during the 
preparation of the EIR. Several additional main line freeway lanes were being added to 
the freeway; freeway improvements were completed after certification of the EIR. 
Although the Approved Project considered the future widening of the I-405 freeway, the 
plans considered as part of the Modified Project include consideration of the actual 
widened freeway, which was completed in December 2023.  
 
Construction of the Modified Project would require 34,909 cubic yards (cy) of material 
import and 165,064 cy of material export. This is a reduction from the Approved Project, 
which was assumed to require 91,400 cy of import and 194,000 cy of export. The 
proposed construction phasing would not change compared to the Modified Project. 
Proposed modifications to the Tentative Tract Map would continue to provide five 
numbered lots and six lettered lots in conformance with the previous map, while including 
the updated lot configurations as well as a new private street, a fire lane, and new 
easement layouts.  
 
2.4 REQUESTED DISCRETIONARY ACTIONS 
 
The Modified Project proposes amendments to the previously approved Master Plan and 
Tentative Tract Map for the One Metro West project. The proposed revisions to the Master 
Plan are considered minor changes and may be approved administratively by the City’s 
Planning Division. Additionally, the proposed revisions to Tentative Tract Map No. 19015 
are in substantial conformance with the previously approved map; therefore, no additional 
discretionary approvals from the City are required. 
 
The Modified Project would require permits and approvals from other agencies, as 
applicable. Currently identified permits and approvals are described below and may 
change as the project’s design process proceeds.  
 
Santa Ana Regional Water Quality Control Board 
 

• General Construction Permit – as required under National Pollutant Discharge 
Elimination System [NPDES] General Permit for Storm Water Discharges 
Associated with Construction and Land Disturbance Activities (Order WQ 2022-
0057-DWQ, NPDES No. CAS000002). 

 
South Coast Air Quality Management District  
 

• Demolition permit(s) for existing structures   
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OPEN SPACE

The 1.5 acre Open Space will be 
privately owned and maintained but 
open to the general public.

INTERIOR AND EXTERIOR 
RECREATIONAL AMENITIES

The One Metro WEST community will 
have access to an extensive list of indoor 
and outdoor amenities.

SUNFLOWER AVENUE

Improvements include bicycle lanes on 
both sides of the street, parallel parking on 
the south side and additional landscaping 
on site frontage.

COMMERCIAL RETAIL

6,000 sq. ft. ground floor specialty 
retail facing Sunflower Avenue.

OPEN COURTYARDS

Open courtyards are incorporated 
in each building and open up to 
the building perimeter to take 
advantage of the mild coastal 
climate and provide views from the 
residences out to the surrounding 
context.

INTERIOR COURTYARDS

Building “A” and “B” are designed 
with interior courtyards that take 
advantage of the mild coastal 
climate of Costa Mesa.

SELF-CONTAINED PARKING

The podium-style parking structure 
at Building “A” will provide parking 
for residents with one below-grade 
and one above-grade parking 
levels. Buildings “B” and “C” 
have podium-style parking: one 
below-grade and two above-grade 
parking levels.

SANTA ANA RIVER
BIKE TRAIL CONNECTION

The existing Class-I off-street bike 
trail will be redesigned from the 
Sunflower Avenue elbow to the 
Santa Ana River Trail.

RESIDENT OFFICE AND 
AMENITY BUILDING

The two-story Resident Office and
Amenity Building will feature co-
working spaces, meeting rooms, 
and enhanced resident amenities 
to support the work-from-home 
lifestyle.

ART INSTALLATION

The face of the building will include 
specific articulation or an art 
installation subject to the City of 
Costa Mesa’s approval.

THREE RESIDENTIAL 
BUILDINGS

The design of three buildings allows 
for sequencing during construction. 
It also allows for fire lanes, 
pedestrian connections, outdoor 
amenities, landscaped courtyards, 
and activated community spaces.

BUILDING BBUILDING B

BUILDING CBUILDING C

I-405I-405
FREEWAYFREEWAY

SUNFLOWER AVE.SUNFLOWER AVE.

BUILDING ABUILDING A
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Modified Building A ElevationsNOT TO SCALE
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Modified Building B ElevationsNOT TO SCALE
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Modified Building C Elevations
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3.0 ENVIRONMENTAL ASSESSMENT 
 
 
This comparative analysis has been undertaken to analyze whether the Modified Project 
would result in any new or substantially more severe significant environmental impacts 
as compared to the Approved Project. The analysis discusses whether impacts are 
greater than, less than, or similar to the impact conclusions disclosed in the Certified EIR. 
 
3.1 AESTHETICS/LIGHT AND GLARE 
 
Certified EIR Summary 
 
The Certified EIR stated that the scenic vista points within the City that provide expansive 
views of scenic resources are not located within views of the project site, and that, 
similarly, views of scenic resources are not afforded from the project site. While the project 
site is located approximately 700 feet east of the Santa Ana River, considered a scenic 
resource, and the existing Santa Ana River Trail extends to the project site’s western 
boundary, no visible resources occur along this segment of the trail. As such, it was 
determined that no impact would occur regarding scenic vistas. Further, no impact would 
occur regarding the damage of a scenic resource along a State scenic highway as the 
project site is located over 10 miles southwest of the nearest designated highway, i.e., 
State Route 91 (SR-91).  
 
Overall, the Certified EIR found that, as the project site is primarily surrounded by 
urbanized uses in all directions, project implementation would not degrade the existing 
visual character or quality of public views of the site or its surroundings although the 
Approved Project would change the visual character of the site. During project 
construction, implementation of Certified EIR PPP HYD-1 and SCAs HYD-1 through 
HYD-3 would ensure that dust suppression and site maintenance best management 
practices (BMPs) would be implemented in order to control temporary and short-term 
visual impacts, and that all grading and earthwork activities would be conducted in 
accordance with an approved construction grading plan and grading permit issued by the 
City. As a result, construction-related impacts concerning the potential to conflict with 
applicable zoning or other regulations governing scenic quality would be less than 
significant.  
 
The Specific Plan’s Development Standards and Design Guidelines, as well as the Master 
Plan, proposed by the Approved Project would facilitate proposed project features. The 
Development Standards provide the rules or measures pertaining to land uses and zoning 
that establish a level of quality or quantity that must be complied with or satisfied, such 
as density and intensity. The Design Guidelines pertain to site design and architectural 
character, and establish the landscape design guidelines, including establishing a general 
tree palette; guidelines on use of hardscape, walls, signage, lighting, and street furniture 
are also included. The Master Plan serves as a precise plan of development for the project 
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site and provides all project details that are not defined by the Development Standards or 
Design Guidelines; implementation of the Approved Project would require compliance 
with all three sets of regulations. In addition, Certified EIR PPP’s and SCA’s would provide 
further instruction and requirements in order to ensure the Approved Project does not 
conflict with regulations governing scenic quality. PPP AES-1 would require that, prior to 
issuance of grading permits, a design plan for the Building A façade along I-405 be 
submitted to and approved by the City Cultural Arts Committee (currently known as the 
Arts Commission). Further, PPP AES-2 would require preparation of a Public Art Plan to 
enhance building walls, particularly for the Building A façade along I-405. SCA AE-1 
would require that, during the plan check process, future development associated with 
the Approved Project is architecturally compatible – with regard to building materials, 
style, colors, etc. – with the existing surrounding development and consistent with the 
Specific Plan. SCA AE-2 would ensure no modification(s) of the approved building 
elevations, including, but not limited to, changes that increase the building height, 
changes in building articulation, or a change of the finish material(s), are made during 
construction without prior Planning Division written approval. SCA AE-3 would ensure the 
Modified Project’s exterior features do not detract from the architecture by prohibiting roof 
access ladders, roof drain scuppers, and roof drain downspouts. SCA AE-4 would require 
a permit for all signs, consistent with the Costa Mesa Sign Ordinance. SCA AE-5 would 
require preparation of a Lighting Plan and Photometric Study that identify the locations, 
types, scale, and illumination power of lighting fixtures on all building exteriors. 
Additionally, the Approved Project would require a zone change from Industrial Park (MP) 
to Planned Development Residential – High Density (PDR-HD). 
 
Despite compliance with the above Certified EIR PPPs and SCAs, the Certified EIR found 
that there was still the potential for the Approved Project’s public art to result in light 
spillover to adjacent properties. As such, Certified EIR Mitigation Measure AE-1 would be 
required, which would ensure the Modified Project’s Lighting Plan and Photometric Study 
required under Certified EIR SCA AE-5 include additional lighting performance measures 
to demonstrate that project lighting meets minimum security lighting requirements and 
minimizes lighting impacts to surrounding uses. Following implementation of Certified EIR 
Mitigation Measure AE-1, impacts were determined to be reduced to less than significant 
levels. In conclusion, following consistency with the Specific Plan’s Development 
Standards and Design Guidelines, as well as the Master Plan, plus incorporation of 
Certified EIR PPPs AES-1 and AES-2 and SCAs AE-1 through AE-5, approval of a zoning 
change, and implementation of Certified EIR Mitigation Measure AE-1, impacts were 
determined to be reduced to less than significant and the Approved Project would not 
conflict with regulations governing scenic quality, including the goals, objectives, and 
policies of the Costa Mesa General Plan.  
 
Light and glare impacts during construction were determined to be less than significant 
following approval of a nighttime construction waiver, consistent with Certified EIR PPP 
N-2. During operation of the Approved Project, as discussed above, Certified EIR PPPs 
AES-1 and AES-2 as well as SCA AE-5 would be implemented in order require site design 
approval from the City’s Arts Commission (previously known as the Cultural Arts 
Committee) and Planning Division and preparation of a Lighting Plan and Photometric 
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Study in order to address impacts related to light spillover from the exterior lighting of 
Building A and the proposed parking structure. These PPPs and SCA are in addition to 
project compliance with the Specific Plan’s Development Standards and Design 
Guidelines, as well as the Master Plan requirements related to light and glare. 
Nonetheless, Certified EIR Mitigation Measure AE-1 would also be required in order to 
prevent light spillover onto adjacent properties and I-405 and to reduce impacts to a less 
than significant level.  
 
Generally, the Modified Project proposes to replace the previously approved creative 
office building with a resident office and amenity building and leasing office; increase 
dwelling unit sizes to allow for den space; and redesign Building A and Building C from a 
wrap layout to a podium design, which would also reconfigure site parking into one self-
contained structure. The originally considered wrapped parking structure included a large 
parking structure façade along the I-405 freeway, which is no longer proposed as part of 
the Modified Project. Rather than a seven story parking structure façade, the proposed 
residential façade would be visible from the I-405 freeway (which would result in 
increased visual articulation compared to the Approved Project. These project changes 
would not result in substantial changes to the overall visual character/quality of the site 
and its surroundings, as analyzed in the Certified EIR. Overall, the Modified Project would 
result in fewer residential units and reduced density, provide a reduced number of parking 
spaces, and provide more outdoor and indoor amenity space sitewide. No changes are 
proposed regarding maximum building height or floor area ratio (FAR). The Modified 
Project would be subject to the Specific Plan’s Development Standards and Design 
Guidelines, as well as the modified Master Plan. Additionally, the Modified Project would 
be architecturally designed similarly to the Approved Project, with the exception of 
Building A, which would have fewer aesthetic impacts than the Approved Project. Further, 
the Modified Project would not result in an increase in adverse effects related to project 
adjacency to I-405 and neighboring uses as the previously approved fifth and seventh 
floor terraces and the rooftop amenities would be redesigned at lower levels and within 
the resident office and amenity building and leasing office. The proposed modifications 
would not substantially increase new sources of light and glare compared to that analyzed 
in the Certified EIR as the types and sources of lighting, lighting levels, and building 
materials would remain substantially the same as the Approved Project and existing 
conditions. Overall, consistency with the Specific Plan’s Development Standards and 
Design Guidelines, as well as the Master Plan, in addition to incorporation of Certified 
EIR PPPs AES-1 and AES-2 and SCAs AE-1 through AE-5, approval of a zoning change, 
and implementation of Certified EIR Mitigation Measure AE-1, would reduce potential 
impacts to less than significant levels. The Modified Project would not result in any new 
or potentially adverse aesthetic/visual impacts not previously considered and addressed.  
 
Certified EIR Mitigation Measures  
 
The following mitigation measure(s) from the Certified EIR is/are also applicable to the 
Modified Project. Any modifications to the original measure(s) are shown in strikethrough 
for deleted text and in double underline for new, inserted text.  
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AE-1 Prior to the issuance of the first building permit, the City’s 
Development Services Department shall verify that the Applicant’s 
Lighting Plan and Photometric Study prepared as part of SCA AE-5 
demonstrates compliance with the following: 

 
• The mounting height of lights on light standards shall not 

exceed 18 feet in any location on the project site unless 
approved by the Development Services Director. 

• Rooftop lighting shall include cutoff optics to ensure lighting is 
aimed downward and does not contribute to sky brightness or 
skyglow. 

• Parking structure lighting shall use shielding techniques to 
focus light into the parking lot areas and screen light from 
spilling to off-site areas, eliminating light trespass. 

• The parking structure facade artistic treatment shall include light 
shields or baffles to eliminate glare to travelers along to the I-
405 Freeway. 

• Exterior building lighting shall not exceed the Caltrans 
maximum brightness of 350 candelas per meter squared as 
measured from the adjacent freeway shoulder. 

 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
PPP AES-1 Prior to issuance of the first building permit for the proposed project, 

the owner/developer would be required to submit a Design Plan for 
the Building “A” parking elevation (facade) along the I-405 Freeway 
for review by the Planning Division and approval by the City’s 
Cultural Arts Commission Committee. All architectural treatments 
including public art installations must comply with the regulations in 
the One Metro West Specific Plan. As such, architectural treatments 
would exclude the use of moving, flashing, or otherwise visually 
distracting elements or materials that are highly reflective or 
generate noise.  

 
PPP AES-2 The City of Costa Mesa would verify the proposed project is 

developed pursuant to the development standards and design 
guidelines included in the One Metro West Specific Plan. 

 
SCA AE-1 The City of Costa Mesa would be required to verify the proposed 

project is architecturally compatible (pertaining to building materials, 
style, colors, etc.) with the existing surrounding development and 
consistent with the One Metro West Specific Plan during the plan 
check review process. 
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SCA AE-2 No modification(s) of the approved building elevations including, but 

not limited to, changes that increase the building height, removal of 
building articulation, or a change of the finish material(s), would be 
made during construction without prior Planning Division written 
approval. Failure to obtain prior Planning Division approval of the 
modification could result in requirement of the applicant to 
(re)process the modification through a discretionary review process, 
or modify the construction drawings to reflect the approved plans. 

 
SCA AE-3 No exterior roof access ladders, roof drain scuppers, or roof drain 

downspouts would be permitted. This condition relates to visually 
prominent features of scuppers or downspouts that not only detract 
from the architecture but may be spilling water from overhead without 
an integrated gutter system which would typically channel the 
rainwater from the scupper/downspout to the ground. An integrated 
downspout/gutter system painted to match the building would comply 
with the condition. This condition would be completed under the 
direction of the Planning Division. 

 
SCA AE-4 Permits would be required for all signs according to the provisions of 

the Costa Mesa Sign Ordinance. Freestanding signs would be 
subject to review and approval by the Planning Division/ 
Development Services Director to ensure compatibility in terms of 
size, height, and location with the proposed/existing development 
and existing freestanding signs in the project vicinity. 

 
SCA AE-5 Prior to the issuance of the first building permit, the Applicant shall 

submit a Lighting Plan and Photometric Study for approval by the 
Development Services Director or designee. The Lighting Plan and 
Photometric Study shall demonstrate compliance with the following: 

 
• The intensity and location of lights on buildings shall be limited 

to minimize nighttime light and glare to off-site residents. 
• All site lighting fixtures shall be provided with a flat glass lens. 

Photometric calculations shall indicate the effect of the flat glass 
lens fixture efficiency. Lighting design and layout shall limit light 
spillage to no more than 0.5 foot-candles at the property line of 
off-site residential properties. The level of on-site lighting shall 
be as determined necessary for safety and security purposes. 
Light standards shall be located and oriented in such a way as 
to minimize light spillage onto surrounding properties. Light 
shall be shielded, and pointed downward or otherwise directed 
away from off-site properties. 

• The intensity of the parking deck lighting and lighting associated 
with any public art installation visible from off-site residential 
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properties shall be reduced to low levels from 9:00 p.m. until 
dawn each day to minimize lighting impacts to off-site 
residential properties. 

• Illuminated signs visible from off-site residential properties shall 
be completely shut off at 10:00 p.m., seven days a week. 

 
Additionally, refer to PPP N-2, PPP HYD-1, SCA HYD-1, and SCA HYD-2. 
 
3.2 AGRICULTURE AND FORESTRY RESOURCES  
 
Certified EIR Summary 
 
The Certified EIR determined that no impact to farmland, timberland, agricultural, or forest 
land activity would result, as these types of resources do not exist on or near the project 
site.  
 
Modified Project Analysis  
 
As was the case with the Approved Project, the Modified Project would not result in any 
impact on farmland, agricultural uses, or forest land. The Modified Project proposes the 
same land use type as analyzed in the Certified EIR on the same project site. Therefore, 
no new or substantially more severe impacts have been identified. 
 
3.3 AIR QUALITY  
 
Certified EIR Summary 
 
Construction Emissions 
 
The Certified EIR stated that the construction activities associated with the Approved 
Project could generate short-term emissions in exceedance of SCAQMD’s threshold 
criteria that would cumulatively contribute to the nonattainment designations in the Basin. 
Based on the modeled construction emissions for the Approved Project, maximum 
nitrogen oxides (NOX) emissions during construction would exceed the applicable South 
Coast Air Quality Management District (SCAQMD) threshold of significance. Emissions of all 
other criteria pollutants during construction were modeled to be less than the applicable 
threshold of significance. The Approved Project would be required to comply with 13 
California Code of Regulations (CCR) Section 2499 (limiting idling to 5 minutes or less), 
limit fugitive dust and volatile organic compounds (VOCs) emissions, and require 
recycling/reuse of at least 50 percent of the construction material (see PPP AIR-2, PPP 
AIR-3, and PPP AIR-4). The Approved Project would also be required to comply with SCA 
PLNG-14, SCA AQMD-3, and SCA HYD-1 through SCA HYD-3 pertaining to SCAQMD 
permits, compliance with Rule 403, and other dust control measures during construction. 
In addition to the required compliance with the foregoing PPP and SCAs, Certified EIR 
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Mitigation Measure AIR-1 was imposed to reduce construction NOX emissions. With 
implementation of Certified EIR Mitigation Measure AIR-1, the Certified EIR determined 
that emissions of NOX were reduced to levels below the applicable SCAQMD threshold 
of significance, and the impact were determined to be less than significant. 
 
Operation Emissions 
 
The Certified EIR concluded that the Approved Project’s long-term operational emissions 
would not exceed SCAQMD’s criteria operational emissions. Additionally, the combined 
impact of overlapping construction and operational emissions were determined to be less 
than significant. Therefore, operations of the Approved Project were not found to result in 
a cumulatively considerable contribution of any criteria pollutant for which the region is 
non-attainment, and the impact was determined to be less than significant. 
 
Localized Construction Impact 
 
The Certified EIR determined that construction of the Approved Project would not result in 
emissions that exceed the SCAQMD’s Localized Significance Thresholds and would not 
result in adverse health effects in excess of applicable thresholds due to sensitive 
receptor exposure to toxic air contaminants (TACs). Additionally, the use of substances 
containing TACs would comply with all applicable SCAQMD rules (see PPP AIR-3, SCA 
PLNG-14, SCA AQMD-3, and SCA HYD-1) governing their use. Accordingly, the Certified 
EIR concluded that the Approved Project would not expose sensitive receptors to 
substantial pollutant concentrations during construction, and the impact would be less 
than significant. 
 
Localized Operation Impact 
 
The Certified EIR found that operations of the Approved Project would not result in 
emissions that exceed the SCAQMD’s Localized Significance Thresholds (LSTs). In 
addition, the Certified EIR determined that project traffic would not be expected to result 
in carbon monoxide (CO) hot spots because the volume of traffic generated by the 
Approved Project would not reach the levels identified by the SCAQMD in its 2003 Air 
Quality Management Plan (AQMP) as sufficient to induce a CO hotspot (44,000 vehicles 
per hour at a single intersection). Thus, the Certified EIR concluded that the Approved 
Project would not expose sensitive receptors to substantial pollutant concentrations 
during operations, and the impact would be less than significant. 
 
Compliance with AQMP 
 
The Certified EIR found that the Approved Project was consistent with the applicable air 
quality plan at the time (the 2016 AQMP), and a less than significant impact would occur. 



One Metro West 
 Addendum to the Environmental Impact Report  

 

 
 27 April 2026 

Odors  
 
The Certified EIR found that, during construction, the Approved Project would be 
required to comply with CCR Title 13 Sections 2449(d)(3) and 2485 (see PPP-AIR-2), 
which require the project to minimize idling time of construction equipment, and SCAQMD 
Rule 402, Nuisances, and Rule 1113, Architectural Coating (see PPP-AIR 3). The land 
uses proposed under the Approved Project were not associated with the generation of 
odors. Therefore, the Certified EIR determined that both construction and operation of the 
Approved Project would not result in odors that affect a substantial number of people, and 
the impact would be less than significant. 
 
Modified Project Analysis  
 
The following analysis is based on the project-specific Air Quality, Energy, and 
Greenhouse Gas Technical Memorandum for the Revised One Metro West Project 
(AQ/E/GHG Memo); refer to Attachment A, AQ/GHG/Energy Memo, prepared by LSA 
and dated January 30, 2026.  
 
Construction Emissions 
 
The Modified Project would result in a reduced overall intensity of construction activities 
due to the reduction in residential unit count and volume of material import/export. As a 
result, construction-related emissions of NOX are expected to be slightly lower than those 
evaluated in the Certified EIR. Additionally, given advancements in construction 
equipment standards 5 years since the certification of the Certified EIR (2021), actual 
construction emissions are expected to be equal to or lower than those previously 
evaluated. The Modified Project would still be subject to all applicable federal, State, and 
local regulations related to construction emissions, including those listed as PPPs and 
SCAs, as well as Certified EIR Mitigation Measure AIR-1. 
 
Construction NOX emissions of the Modified Project would remain below the applicable 
SCAQMD thresholds upon implementation of Certified EIR Mitigation Measure AIR-1, 
consistent with the conclusions of the Certified EIR. Implementation of the Modified 
Project would not result in new or substantially more severe construction air quality 
impacts than those disclosed in the Certified EIR. Implementation of the Modified Project 
would not result in new or substantially more severe operational air quality impacts than 
those disclosed in the Certified EIR. 
 
Operation Emissions 
 
Operations of the Modified Project, area and energy source emissions are expected to 
remain similar to what was evaluated in the Certified EIR. The Modified Project would be 
subject to the same federal, State, and local building efficiency regulations that relate to 
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operational air quality emissions as the Approved Project, including, but not limited to, 
those listed as applicable PPPs and SCAs. However, mobile source emissions 
associated with the Modified Project would be slightly reduced compared to the Approved 
Project due to the lower unit count, removal of proposed creative office uses, and 
associated decrease in vehicle trip generation. The number of average daily trips (ADTs) 
is expected to be reduced from 6,800 daily trips under the Approved Project to 6,044 daily 
trips under the Modified Project. As such, long-term operational emissions of the Modified 
Project would remain below the applicable SCAQMD thresholds of significance for criteria 
pollutants, consistent with the conclusions of the Certified EIR. Implementation of the 
Modified Project would not result in new or substantially more severe operational air 
quality impacts than those disclosed in the Certified EIR. 
 
Localized Construction Impact 
 
As noted above, the Modified Project would result in a slightly reduced overall intensity of 
construction activities compared to the Approved Project due to the reduced residential 
unit count and reduction in volume of material import and export and associated 
construction equipment use. Therefore, construction emissions are expected to be slightly 
less than those evaluated in the Certified EIR. Given the reduced construction-related 
emissions and continued compliance with all applicable federal, State, local, and SCAQMD 
rules and regulations, including those listed as PPPs and SCAs, localized construction 
emissions would remain below the applicable Localized Significance Thresholds. Further, 
the emissions of TACs during construction would remain similar or less than what was 
evaluated in the Certified EIR and, therefore, impacts to sensitive receptors would remain 
less than significant. Sensitive receptor locations, relative to construction and operational 
sources, have not materially changed and no new sensitive land uses have been 
introduced closer to emission sources than previously analyzed. In conclusion, 
construction of the Modified Project would not result in new or more severe impacts than 
those disclosed in the Certified EIR. 
 
Localized Operation Impact 
 
As noted previously, operational emissions under the Modified Project are expected to be 
slightly lower than those of the Approved Project due to the reduced unit count and 
associated reduction in trip generation. As with the Approved Project, operational 
emissions would not exceed SCAQMD Localized Significance Thresholds. Given the net 
reduction in trip generated traffic (756 daily trips), no CO hot spots would be expected 
because project-generated traffic would continue to be below the screening threshold for 
CO impacts of 44,000 vehicles per hour at a single intersection. Consistent with the 
Approved Project, the Modified Project would not include the use of diesel generators or 
other significant sources of TAC emissions during operations. Finally, the Modified Project 
would be subject to the same federal, State, and local building efficiency regulations that 
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relate to operational air quality emissions as the Approved Project, including, but not 
limited to, those listed as applicable PPPs and SCAs. In conclusion, operations of the 
Modified Project would not result in new or more severe impacts than those disclosed in 
the Certified EIR. 
 
Compliance with AQMP 
 
It is noted that the relevant air quality management plan is now the SCAQMD 2022 Air 
Quality Management Plan, which was adopted after preparation of the Certified EIR. 
However, the overall intent of the document, which is to establish a strategy to attain 
ambient air quality standards in the South Coast Air Basin, remains consistent between 
the 2016 AQMP and the 2022 AQMP, and no new inconsistencies with the relevant AQMP 
would arise. As described in the Certified EIR, the population growth induced by the 
Approved Project falls within the growth projections for the City. The Modified Project is 
expected to result in similar occupancy rates as the Approved Project. Specifically, when 
applying the occupancy rate of 2.74 persons per condo/townhouse, as was applied in the 
Certified EIR, the Modified Project is expected to result in approximately 2,633 new 
residents. Development of the Approved Project was estimated to result in approximately 
2,886 new residents (253) less new residents as compared to the Approved Project). The 
growth projections in the 2022 AQMP are based on the Southern California Association 
of Governments (SCAG) 2020–2045 Regional Transportation Plan/Sustainable 
Community Strategy (2020–2045 RTP/SCS), which indicates that the population of Costa 
Mesa is expected to grow from 113,900 in 2016 to 123,700 in 2045.4 Consistent with the 
conclusion for the Approved Project in the Certified EIR, the population growth induced 
by the Modified Project would fall within the planned growth projections for the City. 
Furthermore, the Approved Project would generate reduced total vehicle miles traveled 
(VMT) compared to the Approved Project, which further supports AQMP strategies for 
improving air quality through reduced mobile emissions. Finally, as with the Approved 
Project, the Modified Project would continue to support regional air quality goals through 
compliance with the most current applicable Building Energy Efficiency Standards and 
applicable regulatory requirements including, but not limited to, those listed as PPPs and 
SCAs. Overall, implementation of the Modified Project would not result in new or 
substantially more severe impacts related to plan consistency than those disclosed in the 
Certified EIR. 
 
Odors  
 
Similar to the Approved Project, any odors associated with construction of the Modified 
Project would be temporary and intermittent and would generally be regulated through 
applicable State and local rules and regulations, including those listed as PPPs and SCAs. 
The proposed land uses under the Modified Project are not associated with the generation 
of odors. Therefore, the Modified Project would not result in odors affecting a substantial 
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number of people, and no new or substantially more severe impacts than those disclosed 
in the Certified EIR would occur.  
 
Certified EIR Mitigation Measures  
 
The following mitigation measure(s) from the Certified EIR is/are also applicable to the 
Modified Project. Any modifications to the original measure(s) are shown in strikethrough 
for deleted text and in double underline for new, inserted text. 
 
AIR-1 The project contractor(s) shall use construction equipment that 

meets EPA Tier 3 level of emission controls fitted with Level 2 Diesel 
Particulate Filters (DPF) for all construction equipment 50 
horsepower or more. 

 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
PPP AIR-1  New buildings are required to achieve the current California Building 

Energy and Efficiency (BEE) Standards (Title 24, Part 6) and 
California Green Building Standards Code (CALGreen) (Title 24, 
Part 11). 

 
PPP AIR-2  Construction activities are required to be conducted in compliance 

with 13 California Code of Regulations (CCR) Section 2499, which 
requires nonessential idling of construction equipment is restricted to 
five minutes or less. 

 
PPP AIR-3  Construction activities are required to comply with applicable South 

Coast Air Quality Management District (SCAQMD) rules and 
regulations, including, but not limited, to the following: 

 
• Rule 402, Nuisance, which states a project shall not “discharge 

from any source whatsoever such quantities of air contaminants 
or other material which cause injury, detriment, nuisance, or 
annoyance to any considerable number of persons or to the 
public, or which endanger the comfort, repose, health or safety 
of any such persons or the public, or which cause, or have a 
natural tendency to cause, injury or damage to business or 
property;” and 

• Rule 1113, Architectural Coatings, which limits the volatile 
organic compound content of architectural coatings. 
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PPP AIR-4  Construction activities are required to recycle/reuse at least 50 65 
percent of the construction material including, but not limited to, soil, 
mulch, vegetation, concrete, lumber, metal, and cardboard, and to 
use green building materials such as those materials that are rapidly 
renewable or resource efficient, and recycled and manufactured in 
an environmentally friendly way, for at least ten percent of the 
project, as specified in the California Department of Resources 
Recycling and Recovery Sustainable Green Building Program. 

 
SCA PLNG-14  Demolition permits for existing structure(s) shall be obtained and all 

work and inspections completed prior to final building inspections. 
Applicant is notified that written notice to the South Coast Air Quality 
Management District (SCAQMD) may be required ten (10) days prior 
to demolition. 

 
SCA AQMD-3   Applicant shall contact the South Coast Air Quality Management 

District (SCAQMD) at (800) 288-7664 for potential additional 
conditions of development or for additional permits required by the 
district. 

 
SCA HYD-1    South Coast Air Quality Management District (SCAQMD) Rule 403 

would be adhered to, ensuring the cleanup of construction-related 
dirt on approach routes to the project site. Rule 403 prohibits the 
release of fugitive dust emissions from any active operation, open 
storage pile, or disturbed surface area beyond the property line of 
the emission sources. Particulate matter deposits on public 
roadways are also prohibited. 

 
SCA HYD-2   Adequate watering techniques would be employed to partially 

mitigate the impact of construction-generated dust particulates. 
Portions of the project site that are undergoing earth moving 
operations would be watered such that a crust is formed on the 
ground surface and then watered again at the end of the day. 

 
SCA HYD-3    Grading operations would be suspended during first and second 

stage ozone episodes or when winds exceed 25 miles per hour. 
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3.4 BIOLOGICAL RESOURCES  
 
Certified EIR Summary 
 
The Certified EIR determined that the Approved Project would not have a substantial 
adverse effect, either directly or through habitat modifications, on any species identified 
as a candidate, sensitive, or special-status project site is developed with an existing 
industrial building and is surrounded on all sides by existing urban development. As 
implementation of the Approved Project would have no impacts on the Santa Ana River, 
the Approved Project would not have a substantial adverse effect on any riparian habitat 
or other sensitive natural community. As the Approved Project site is developed and does 
not contain any natural hydrologic or drainage features, or State or federally protected 
wetlands, project implementation would not have a substantial adverse effect on State or 
federally protected wetlands. Also, the Certified EIR stated that the Approved Project 
does not conflict with the Natural Community Conservation Plan and Habitat 
Conservation Plan (NCCP/HCP), or any other approved local, regional, or State Habitat 
Conservation Plan (HCP); as such, the Certified EIR determined that no impacts would 
occur in this regard. 
 
However, the Certified EIR determined that existing ornamental vegetation on-site has 
the potential to provide suitable nesting habitat for birds. The Migratory Bird Treaty Act 
(MBTA) governs the taking, killing, possession, transportation, and importation of 
migratory birds, their eggs, parts, or nests. The Certified EIR concluded that Mandatory 
compliance with the MBTA (PPP BIO-1 and SCA BIO-1) would reduce the Approved 
Project’s potential construction-related impacts to migratory birds to a less than significant 
level.  
 
According to the Approved Project’s tree removal and protection plan, the Approved 
Project would remove six trees during construction, which would be replaced following 
infrastructure improvements. As detailed in the Certified EIR, the City Arborist determined 
that the existing six trees are healthy and classified as Discretionary Removals, which 
require approval from the PACS (PPP BIO-2). Thus, upon approval from PACS, the 
project applicant would be required to replace the six existing trees at a 3:1 ratio. As such, 
impacts in this regard would be less than significant. 
 
Modified Project Analysis  
 
The Modified Project would be similar in land use and development footprint to the 
Approved Project. The proposed modifications would result in similar biological impacts 
compared to those analyzed in the Certified EIR. As such, the Modified Project would not 
result in any new or potentially adverse biological impacts not previously considered and 
addressed.  
 
Plans, Programs, Policies, and Standard Conditions of Approval 
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The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
PPP BIO-1    The proposed project is required to comply with the Migratory Bird 

Treaty Act, which governs the taking, killing, possession, 
transportation, and importation of migratory birds, their eggs, parts, 
or nests. 

 
SCA BIO-1  Any vegetation removal should take place outside of the active 

nesting bird season (i.e., February 15–August 15), when feasible, to 
avoid impacts to nesting birds that are protected under the California 
Fish and Game Code. Should vegetation removal take place during 
this period, a qualified biologist should conduct a nesting bird survey 
prior to construction activities to ensure that birds are not engaged in 
active nesting within 100 feet of the project site. If nesting birds are 
discovered during preconstruction surveys, the biologist should 
identify an appropriate buffer (i.e., up to 500 feet depending on the 
circumstances and specific bird species) where no construction 
activities or other disturbances are allowed to occur until after the 
birds have fledged from the nest and the nest is no longer active (as 
determined by the qualified biologist). 

 
PPP BIO-2    The proposed project is required to obtain a tree removal permit from 

the Parks, Arts & Community Services Commission (PACS) for any 
removal of trees within the City’s public right-of-way (Municipal Code 
Chapter V, Parkway Trees). All permit terms for tree replacement 
would be implemented (at a ratio of 3:1). Before said trees are 
removed, the PACS shall provide recommendations and findings to 
the Director of Public Services. 

 
3.5 CULTURAL RESOURCES  
 
Certified EIR Summary 
 
The Certified EIR determined that the Approved Project would have no impact to historical 
resources and less than significant impacts to human remains as no known or potential 
historical resources or human remains have been identified for the project area or on-site. 
As detailed in the Certified EIR, the likelihood of encountering archaeological resources 
during the project’s ground-disturbing activities is very little based on the fact that no 
archaeological resources were identified in the records search or were observed during 
the field survey conducted for the Approved Project, and the site’s developed condition. 
However, as the proposed excavation could reach depths of up to 50 feet below ground 
surface (extending up to an additional three to 12 feet), especially for Building B to 
construct two subterranean parking levels, there remains the possibility that native soil 
on-site would be disturbed and potential impacts to undiscovered, buried archaeological 
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resources could occur. The Certified EIR concluded that potential impacts to 
archaeological resources during construction activities would be reduced to less than 
significant levels after implementation of Certified EIR Mitigation Measure CUL-1, which 
details awareness training requirements, monitoring requirements, and discovery 
procedures should unanticipated cultural material is encountered during project 
construction.  
 
Modified Project Analysis  
 
The Modified Project would apply to the same 15.23-acre project site identified and 
described in the Certified EIR for the Approved Project. As the development footprint 
would remain the same, the Modified Project would continue to have no impact to 
historical resources as there are no known potential historical resources in the project 
area or on-site.  
 
In regard to human remains, the Modified Project would apply to the same 15.23-acre 
project site identified and described in the Certified EIR for the Approved Project and 
development footprint would remain the same. The Modified Project would continue to 
comply with existing State regulations (PPP CUL-1), which detail the appropriate actions 
necessary in the event human remains are encountered. As such, the Modified Project 
would continue to have a less than significant impact on human remains.   
 
Under the Modified Project, all three proposed buildings would feature one subterranean 
level parking; no two levels of subterranean parking have been proposed. Therefore, 
depths of excavation may increase in some areas of the project site and decrease in 
some areas of the project site. Nonetheless, the overall grading of the site remains 
generally similar to that analyzed as part of the Approved Project. Similar to the Approved 
Project, there remains the possibility that undiscovered, buried archaeological resources 
could be encountered in native soils during excavation. Similar to the Approved Project, 
any potential impacts to archaeological resources uncovered during site grading activities 
would be reduced to less than significant levels for the Modified Project with 
implementation of Certified EIR Mitigation Measure CUL-1. The Certified EIR Mitigation 
Measure CUL-1 would require an archaeologist who meets the Secretary of the Interior’s 
Standards for professional archaeology to be retained and be on-call during all demolition 
and grading/excavation on the project site. Therefore, potential impacts to archaeological 
resources during construction activities would be reduced to less than significant levels 
after implementation of the Certified EIR Mitigation Measure CUL-1.  
 
Overall, the Modified project would not result in any new substantial cultural resources 
impacts that were not previously analyzed and addressed in the Certified EIR. Therefore, 
no new impacts have been identified and no new mitigation measures are required.  
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Certified EIR Mitigation Measures  
 
The following mitigation measure(s) from the Certified EIR is/are also applicable to the 
Modified Project. Any modifications to the original measure(s) are shown in strikethrough 
for deleted text and in double underline for new, inserted text.  
 
CUL-1  Prior to issuance of grading permits, the City of Costa Mesa shall 

ensure a qualified archaeologist who meets the Secretary of the 
Interior’s Standards for professional archaeology has been retained 
for the project and shall be on-call during all demolition and 
grading/excavation. The qualified archaeologist shall ensure the 
following measures are followed for the project: 

 
• Prior to any ground disturbance, the qualified archaeologist, or 

their designee, shall provide worker environmental awareness 
protection training to construction personnel regarding 
regulatory requirements for the protection of cultural (prehistoric 
and historic) resources. As part of this training, construction 
personnel shall be briefed on proper procedures to follow 
should unanticipated cultural resources be discovered during 
construction. Workers shall be provided contact information and 
protocols to follow in the event that inadvertent discoveries are 
made. The training can be in the form of a video or PowerPoint 
presentation. Printed literature (handouts) can accompany the 
training and can also be given to new workers and contractors 
to avoid the necessity of continuous training over the course of 
the project. 

• Prior to any ground disturbance, the applicant shall submit a 
written Project Monitoring Plan (PMP) to the City’s 
Development Services Director for review and approval. The 
monitoring plan shall include monitor contact information, 
specific procedures for field observation, diverting and grading 
to protect finds, and procedures to be followed in the event of 
significant finds. 

• In the event unanticipated cultural material is encountered 
during any stage of project construction, all construction work 
within 50 feet (15 meters) of the find shall cease and the 
qualified archaeologist shall assess the find for importance. 
Construction activities may continue in other areas. If the 
discovery is determined to not be important by the qualified 
archaeologist, work shall be permitted to continue in the area. 

 
• If warranted based on the qualified archaeologist’s 

evaluation of the find, the archaeologist shall collect the 
resource and prepare a test-level report describing the 
results of the investigation. The test-level report shall 
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evaluate the site including discussing the significance 
(depth, nature, condition, and extent of the resource), 
identifying final mitigation measures the City’s 
Development Services Director shall verify are 
incorporated into future construction plans, and providing 
cost estimates.  

• If the qualified archaeologist determines that the find is 
prehistoric or includes Native American materials, 
affiliated Native American groups shall be invited to 
contribute to the assessment and recovery of the 
resource, as applicable. The qualified archaeologist and 
any applicable Native American contacts shall collect the 
resource and prepare a test-level report describing the 
results of the investigation. The test-level report shall 
evaluate the site including discussion of significance 
(depth, nature, condition, and extent of the resources), 
final mitigation recommendations, and cost estimates.  

• Salvage operation requirements pursuant to Section 
15064.5 of the CEQA Guidelines shall be followed. Work 
within the area of discovery shall resume only after the 
resource has been appropriately inventoried, 
documented, and recovered, as applicable. 

 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
PPP CUL-1 The proposed project is required to comply with California Public 

Resources Code 5097.9 – 5097.991 (which protects Native 
American historical and cultural resources, and sacred sites) and 
Health and Safety Code Section 7050.5 (pertaining to the discovery 
or recognition of any human remains). 

 
3.6 ENERGY  
 
Certified EIR Summary 
 
Energy Consumption 
 
The Certified EIR noted that, although both construction and operation of the Approved 
Project would create additional demands for energy resources, such demand would not 
be inefficient, wasteful, or unnecessary. For example, in accordance with CCR Section 
2449, Title 13, Article 4.8, Chapter 9 (see PPP EN-6), construction contractors are 
required to minimize non-essential idling of construction equipment, which would limit 
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wasteful and unnecessary energy consumption. During operations, the Approved 
Project would be required to comply with PPP EN-1 through PPP EN-5. These existing 
regulations would require the Approved Project to meet 2019 California Building Energy 
and Efficiency (Title 24) Standards and 2019 California Green Building Standards Code 
(CALGreen Code); implement a landscaping palette that emphasizes drought-tolerant 
plants and water efficient irrigation techniques; reduce water demand by installing 
certified plumbing fixtures; and recycle/reuse at least 50 percent of construction materials. 
The Approved Project would also encourage sustainable design features to conserve 
energy and reduce greenhouse gas (GHG) emissions, including, but not limited to, 
installing solar ready rooftops and incorporating permeable paving. Thus, impacts were 
determined to be less than significant. 
 
Compliance with Plans and Regulations  
 
Based on the Certified EIR, because the Approved Project would be constructed in 
accordance with all applicable building standards set forth governing energy efficiency, 
the Approved Project would not conflict with any State or local plans for renewable energy 
or energy efficiency. Accordingly, impacts have been determined to be less than 
significant. 
 
Modified Project Analysis  
 
Energy Consumption 
 
As noted previously, the Modified Project would result in a slightly reduced overall 
intensity of construction activities compared to the Approved Project due to the reduced 
residential unit count and reduction in volume of material import and export and 
associated construction equipment use. Therefore, energy consumption during 
construction is expected to be slightly lower under the Modified Project as compared to 
the Approved Project. Similarly, due to the decrease in vehicle trip generation (756 less 
daily trips), transportation fuel consumption is expected to be lower under the Modified 
Project as compared to the Approved Project. The Modified Project would be subject to 
PPP EN-1 through PPP EN-5, which has been updated to reflect the latest, more stringent 
Title 24 (also known as the Energy Code) and CALGreen code energy efficiency 
requirements, further supporting the conclusion of no wasteful or inefficient energy use. 
As of January 1, 2026, the 2025 CALGreen Code is the relevant building code and is 
generally more stringent and requires improved efficiency compared to previous iterations 
of the CALGreen Code. The 2025 Energy Code requires solar photovoltaic (PV) systems 
for all newly constructed high-rise multifamily buildings (buildings that have four or more 
habitable stories), and battery energy storage systems (BESS) for new multifamily 
buildings with more than three habitable stories. Additionally, the Modified Project would 
be required to install a minimum of 20 percent water-permeable paving surfaces under 
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the 2025 CALGreen Code. Overall, as with the Approved Project, energy use during both 
construction and operational phases would not be wasteful, inefficient, or unnecessary. 
Therefore, implementation of the Modified Project would not result in new or substantially 
more severe energy impacts than those disclosed in the Certified EIR. 
 
Compliance with Plans and Regulations  
 
The Modified Project would continue to comply with all applicable State and local energy 
efficiency standards and requirements, including energy efficiency regulations that have 
been updated since the Certified EIR. As detailed above, the Modified Project would 
include solar PV systems and BESS under the 2025 Energy Code, in addition to installing 
a minimum of 20 percent water-permeable paving surfaces under the 2025 CALGreen 
Code. None of the changes imposed as part of the Modified Project would affect 
compliance with renewable energy or energy efficiency plans, and implementation of the 
Modified Project would not result in new or substantially more severe impacts than those 
disclosed in the Certified EIR. 
 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
PPP EN-1 New buildings are required to achieve the current California Building 

Energy and Efficiency Standards (Title 24, Part 6) and the California 
Green Building Standards Code (CALGreen; Title 24, Part 11). The 
2016 Building and Energy Efficiency Standards became effective 
starting January 1, 2017, and the 2019 Building and Energy 
Efficiency Standards will become effective January 1, 2020. The 
Building Energy and Efficiency Standards and CALGreen are 
updated tri-annually with a goal to achieve zero net energy for 
residential buildings by 2020 and non-residential buildings by 2030. 

 
PPP EN-2 To reduce water demands and energy use associated with 

landscape water use, the proposed project is required to implement 
a landscaping palette emphasizing drought-tolerant plants and 
water-efficient irrigation techniques consistent with provisions of the 
City’s Model Water Efficient Landscape Ordinance (MWELO; 
Ordinance No. 16-03) requirements.  

 
PPP EN-3 To reduce water demands and associated energy use associated 

with indoor water use, the proposed project is required to provide 
plumbing fixtures that meet the United States Environmental 
Protection Agency (EPA) Certified WaterSense and/or 2019 
California Green Building Standards Code (CALGreen) standards or 
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equivalent, faucets, toilets, and other plumbing fixtures. The water 
conservation strategy is required to demonstrate a minimum 20 
percent reduction in indoor water usage compared to baseline water 
demand (total expected water demand without implementation of the 
water conservation strategy). 

 
PPP EN-4 The construction contractor is required to recycle/reuse at least 50 

65 percent of the construction material including, but not limited to, 
soil, mulch, vegetation, concrete, lumber, metal, and cardboard, and 
to use “green building materials” such as those materials that are 
rapidly renewable or resource-efficient, and recycled and 
manufactured in an environmentally friendly way, for at least 10 
percent of the project, as specified in the California Department of 
Resources Recycling and Recovery (CalRecycle) Sustainable 
(Green) Building Program. 

 
PPP EN-5 Per the 2019 California Green Building Standards Code (CALGreen) 

standards, construction of the proposed project is required to include 
installation of electric vehicle (EV) charging stations and designated 
EV parking at non-residential and residential buildings. Preferential 
parking for low-emitting, fuel-efficient, and carpool/car share/van 
vehicles is required in all parking areas. 

 
PPP EN-6 Construction contractors are required to minimize non-essential 

idling of construction equipment during construction in accordance 
with California Code of Regulations (CCR) Section 2449, Title 13, 
Article 4.8, Chapter 9. 

 
3.7 GEOLOGY AND SOILS  
 
Certified EIR Summary 
 
The Certified EIR determined that the Approved Project would not involve the use of 
septic tanks or alternative wastewater disposal systems, and no impacts would occur in 
this regard. While the project site is not within a State-designated Alquist-Priolo 
Earthquake Fault Zone for surface fault rupture hazards, implementation of the Approved 
Project would likely be subject to moderate-to-strong earthquake ground motion, given 
the seismic character of the southern California region and proximity to active and 
potentially active faults. Additionally, the Certified EIR determined that the project site has 
the potential for adverse effects of liquefaction due to seismically-induced settlement. 
Implementation of Certified EIR PPP GEO-1 would require adherence to the seismic 
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design requirements included in the Preliminary Geotechnical Investigation1 prepared for 
the Approved Project, and PPP GEO-2 would require adherence to the latest California 
Building Code (CBC). Together, Certified EIR PPPs GEO-1 and GEO-2 would ensure 
project implementation would not result in direct or indirect substantial adverse effects 
involving strong seismic ground shaking, and would reduce potential liquefaction 
settlement impacts during an earthquake event. Overall, these impacts were found to be 
less than significant.  
 
Construction activities associated with the Approved Project would be subject to 
compliance with the National Pollutant Discharge Elimination System (NPDES) permit 
program requirements and Municipal Code requirements, which would ensure less than 
significant impacts involving soil erosion or the loss of topsoil (Certified EIR PPP HYD-1 
through PPP HYD-3). Implementation of the BMPs outlined in the stormwater pollution 
prevention plan (SWPPP) and water quality management plan (WQMP) prepared for the 
Approved Project, in addition to the Approved Project’s proposed landscaping and water 
quality design features, would address erosion and siltation impacts during the 
construction and operational phases. Therefore, the Certified EIR determined that the 
Approved Project would result in less than significant impacts related to erosion and loss 
of topsoil.  
 
The Certified EIR stated that the young alluvial fan deposits underlaying the project site 
have a high paleontological sensitivity below a depth of 10 feet.  As maximum excavation 
for the Approved Project could reach a depth of approximately 50 feet below ground 
surface (bgs), with remedial excavation across the project area extending up to an 
additional three to 12 feet, there exists a potential for exaction to disturb native soils and 
Certified EIR Mitigations Measures GEO-1 through GEO-3 would be implemented. 
Certified EIR Mitigation Measure GEO-1 would require the development of a 
Paleontological Resources Impact Mitigation Plan (PRIMP) prepared by a qualified 
paleontologist. Certified EIR Mitigation Measure GEO-2 would require that the qualified 
paleontologist monitor excavation and grading activities in deposits with high 
paleontological sensitivity. Certified EIR Mitigation Measure GEO-3 provides instructions 
for the care of resources recovered and requires the paleontological monitor to prepare 
a report documenting all findings. Following implementation of Certified EIR Mitigation 
Measures GEO-1 through GEO-3, the Certified EIR determined that impacts related to 
paleontological resources were determined to be less than significant.  
 
Modified Project Analysis  
 
The proposed modifications would result in similar impacts regarding geology and soils, 
as the proposed development area would remain the same as that previously analyzed 
in the Certified EIR. Further, the proposed modifications would not result in an increase 
in adverse effects involving the exposure of persons and property to seismic activity and 
landslides. Similar to that identified in the Certified EIR, implementation of Certified EIR 
PPPs GEO-1 and GEO-2 as well as PPPs HYD-1 through HYD-3 would reduce impacts 

 
1  Geocon West Inc., Preliminary Geotechnical Investigation, Proposed Multi-Family Residential Development 

1683 Sunflower Avenue, Costa Mesa, California, July 24, 2019. 
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to less than significant levels. Further, under the Modified Project, all three proposed 
buildings would feature one subterranean level parking; no two levels of subterranean 
parking have been proposed. Therefore, depths of excavation may increase in some 
areas of the project site and decrease in some areas of the project site, and there remains 
the possibility that undiscovered, buried paleontological resources be encountered in 
native soils during excavation. Nonetheless, any potential impacts in regard to 
paleontological resources would be reduced to less than significant levels with 
implementation of Certified EIR Mitigation Measures GEO-1 through GEO-3. Overall, no 
new impacts have been identified and no new mitigation measures are required. 
 
Certified EIR Mitigation Measures  
 
The following mitigation measure(s) from the Certified EIR is/are also applicable to the 
Modified Project. Any modifications to the original measure(s) are shown in strikethrough 
for deleted text and in double underline for new, inserted text.  
 
GEO-1 The project applicant shall retain a qualified paleontologist to develop 

a Paleontological Resources Impact Mitigation Program (PRIMP) for 
this project. The PRIMP shall be consistent with the guidelines of the 
Society of Vertebrate Paleontology and include the methods that 
shall be used to protect paleontological resources that may exist 
within the project area, as well as procedures for monitoring, fossil 
preparation and identification, curation into a repository, and 
preparation of a report at the conclusion of grading. A copy of the 
PRIMP shall be submitted to the Development Services Department 
prior to the issuance of a grading permit. 

 
GEO-2 Excavation and grading activities in deposits with high 

paleontological sensitivity shall be monitored by a qualified 
paleontological monitor following a PRIMP. No paleontological 
monitoring is required for activities in artificial fill or the young alluvial 
fan deposits from the surface to a depth of ten feet below ground 
surface (bgs). If paleontological resources are encountered during 
the course of ground disturbance activities, the paleontological 
monitor shall have the authority to temporarily redirect construction 
away from the area of the find in order to assess its significance. In 
the event paleontological resources are encountered when a 
paleontological monitor is not present, work in the immediate area of 
the find shall be redirected, and a paleontologist shall be contacted 
to assess the find for significance. If determined to be significant, the 
fossil shall be collected from the field. 

 
GEO-3 If paleontological resources are determined to be significant by the 

qualified paleontologist, the collected paleontological resources shall 
be prepared to the point of identification, identified to the lowest 
taxonomic level possible, cataloged, and curated into the permanent 
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collections of a museum repository. At the conclusion of the 
monitoring program, a report of findings shall be prepared by the 
qualified paleontologist to document the results of the monitoring 
program, and a copy of the report shall be provided to the 
Development Services Department. 

 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
PPP GEO-1 As required by Municipal Code Section 5-1, the project is required to 

comply with the 2025 2016 (or most recent) Edition of the California 
Building Code (CBC) to preclude significant adverse effects 
associated with seismic hazards. 

 
PPP GEO-2 As required by Municipal Code Section 5-1, the project is required to 

comply with the recommendations outlined in the Preliminary 
Geotechnical Investigation, Proposed Multi-Family Residential 
Development 1683 Sunflower Avenue, Costa Mesa, California, 
prepared by Geocon West Inc. on July 24, 2019.  

 
Additionally, refer to PPPs HYD-1 through HYD-4. 
 
3.8 GREENHOUSE GAS EMISSIONS  
 
Certified EIR Summary 
 
Project-Related GHG Emissions  
 
The Certified EIR determined that the Approved Project’s long-term operational GHG 
emissions would exceed the SCAQMD regional threshold of 3,000 metric tons (MT) of 
carbon dioxide equivalent units (CO2e) per year. PPP EN-1 through EN-6 were listed as 
existing regulatory requirements applied to the project based on federal, State, or local 
laws currently in place and which effectively reduce impacts related to GHGs. In addition, 
Mitigation Measures GHG-1 and GHG-2 were identified. 
 
The Certified EIR stated that the Approved Project would implement all applicable and 
feasible GHG reduction measures as project design features and mitigation measures. 
However, even with implementation of Mitigation Measures GHG-1 and GHG-2, GHG 
impacts would continue to exceed the SCAQMD significance threshold, and impacts 
would be considered significant and unavoidable. The Certified EIR concluded that the 
Approved Project would exceed the SCAQMD threshold and, therefore, would have a 
significant project-level and cumulative impact related to GHG emissions. 
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Compliance with Plans and Regulations  
 
The Certified EIR determined that the Approved Project would be consistent with the 
applicable GHG reduction plans, which were defined as the SCAG 2016–2040 RTP/SCS 
and the California Air Resources Board (CARB) 2017 Scoping Plan for Achieving 
California’s 2030 Greenhouse Gas Target (Scoping Plan). For example, the project site 
is located within close proximity to employment opportunities and amenities as well as 
recreational opportunities associated with the nearby Santa Ana River. The Approved 
Project would include pedestrian, bicycle, and trail improvements to connect the site to 
adjacent uses. The Approved Project would also include vanpool/carpool parking, electric 
vehicle (EV) charging stations, rideshare amenities, and bicycle share opportunities. 
Furthermore, compliance with PPPs EN-1 through EN-6 would support a reduction in 
GHG emissions consistent with the goals of the CARB 2017 Scoping Plan. Therefore, the 
impact would be less than significant. 
 
Modified Project Analysis  
 
Project-Related GHG Emissions  
 
Since the Certified EIR, the SCAQMD has not adopted a formal threshold of significance 
for construction or operational GHG emissions, and the 3,000 MT CO2e per year threshold 
of significance remains applicable. As compared to the Approved Project, the Modified 
Project would generate fewer GHG emissions during construction due to the reduced 
volume of material movement and would generate fewer GHG emissions during 
operations due to the reduced trip generation. The identified PPPs and Mitigation 
Measures GHG-1 and GHG-2 would remain applicable to the Modified Project. Even with 
implementation of mitigation, total GHG emissions are expected to remain in excess of 
the 3,000 MT CO2e per year threshold of significance applied in this analysis. Given that 
the majority of GHG emissions are from mobile sources, additional mitigation does not 
exist to reduce impacts to a less-than-significant level. Accordingly, GHG impacts would 
remain significant and unavoidable, but implementation of the Modified Project would not 
result in new or substantially more severe impacts beyond those identified in the Certified 
EIR. 
 
The applicable plans adopted for the purposes of reduction GHG emissions are now the 
updated Connect SoCal 2024–2050 Regional Transportation Plan/Sustainable 
Communities Strategy (2024–2050 RTP/SCS), adopted by SCAG in April 2024, and the 
CARB’s 2022 Scoping Plan, both of which were adopted after preparation of the Certified 
EIR. However, the overall intent of the documents remains the same, and no new conflicts 
would arise. A brief evaluation of the consistency of the Modified Project with the updated 
documents is included below. 
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SCAG’s 2024–2050 RTP/SCS identifies that land use strategies that focus on new 
housing and job growth in areas served by high-quality transit and other opportunity areas 
would be consistent with a land use development pattern that supports and complements 
the proposed transportation network. As with the Approved Project, the Modified Project 
would continue to provide new housing in close proximity to employment opportunities. 
Given the reduced trip generation rate, the Modified Project would result in lower VMT 
than the Approved Project, which supports the goals of the 2024–2050 RTP/SCS. 
Additionally, the Modified Project would not increase population growth forecasts and is 
not expected to alter SCAG’s demographic projections; therefore, the Modified Project is 
already reflected in SCAG’s 2024–2050 RTP/SCS and would not interfere with SCAG’s 
ability to achieve the region’s GHG reduction target. 
 
The CARB 2022 Scoping Plan evaluates progress toward the statutory 2030 target and 
establishes a pathway to achieving carbon neutrality no later than 2045. The plan focuses 
on outcomes needed to meet long-term climate goals across multiple sectors, including 
clean energy deployment, transportation electrification, natural and working lands, and 
industrial decarbonization while also advancing economic, environmental, energy 
security, environmental justice, and public health priorities. The following analysis 
discusses project consistency with 1) Clean Energy and Building Efficiency Measures, 2) 
Water Conservation and Efficiency Measures, and 3) Transportation and Motor Vehicle 
Measures. 
 

• Clean Energy and Building Efficiency Measures. The 2022 Scoping Plan focuses on 
building clean energy production and distribution infrastructure for a carbon-neutral 
future. The 2022 Scoping Plan states that, in almost all sectors, electrification will 
play an important role. The energy efficient measures recommended in the 2022 
Scoping Plan are intended to maximize energy efficiency building and appliance 
standards, pursue additional efficiency efforts (including new technologies and new 
policy and implementation mechanisms), and pursue comparable investment in 
energy efficiency from all retail providers of electricity in California. In addition, these 
measures are designed to expand the use of green building practices to reduce the 
carbon footprint of California’s new and existing inventory of buildings. As discussed 
above, the Modified Project would continue to be subject to all relevant federal, 
State, and local regulations, specifically including PPP AIR-1 and PPP EN-1, which 
require compliance with the latest Building Energy Efficiency Standards. Therefore, 
the Modified Project would comply with applicable energy measures. 

 
• Water Conservation and Efficiency. Water conservation and efficiency measures are 

intended to continue efficiency programs and use cleaner energy sources to move 
and treat water. Increasing the efficiency of water transport and reducing water use 
would reduce GHG emissions. The Modified Project would comply with the 
applicable CALGreen Code (see PPPs AIR-1 and EN-1), which includes a variety of 
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different measures, including reduction of wastewater and water use. In addition, the 
Modified Project would be required to comply with the California Model Water 
Efficient Landscape Ordinance (see PPPs EN-2 and EN-3). Therefore, the Modified 
Project would not conflict with any of the water conservation and efficiency 
measures. 

 
• Transportation and Motor Vehicle Measures. The goal of transportation and motor 

vehicle measures is to develop regional GHG emissions reduction targets for 
passenger vehicles. Specific regional emission targets for transportation emissions 
would not directly apply to the Modified Project. Vehicles manufactured after 2025 
traveling to the project site would comply with the Pavley II (also known as the Low 
Emission Vehicle [LEV] III) regulations in CARB’s Advanced Clean Cars Program, 
and those manufactured after 2025 would be required to comply with the regulations 
in the Advanced Clean Cars II Program (13 CCR Section 1961.4). These regulations 
would incrementally reduce fleet-wide emissions over time and are consistent with 
the Scoping Plan’s transportation strategies. As with the Approved Project, the 
Modified Project would include EV charging stations to support the transition to low 
emissions vehicles (see PPP EN-5). Therefore, the Modified Project would not 
conflict with the identified transportation and motor vehicle measures. 

 
Overall, the Modified Project would be generally consistent with many of the strategies 
and objectives of the 2022 Scoping Plan through compliance with applicable State codes 
and regulations and incorporation of project design features. 
 
Based on the discussion above, the Modified Project would not conflict with applicable 
plans or policies, and no new or substantially more severe impacts would occur beyond 
those identified in the Certified EIR. 
 
Certified EIR Mitigation Measures  
 
The following mitigation measure(s) from the Certified EIR is/are also applicable to the 
Modified Project. Any modifications to the original measure(s) are shown in strikethrough 
for deleted text and in double underline for new, inserted text.  
 
GHG-1    Prior to issuance of a building permit, the City’s Planning Division 

shall verify that the applicant has designed the proposed parking 
areas to provide preferential parking for low emitting, fuel efficient, 
and carpool/van vehicles. At a minimum, the number of electric 
vehicle (EV) charging stations shall be equal to Tier 2 Nonresidential 
Voluntary Measures of the California Green Building Standards Code 
Section A5.106.5.1.2. 

 
GHG-2    Prior to issuance of a building permit, the City’s Building Division shall 

verify that the applicant has designed the proposed parking areas to 
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provide electric vehicle (EV) charging stations. At a minimum, the 
number of EV charging stations shall be equal to the Tier 2 
Nonresidential Voluntary Measures of the California Green Building 
Standards Code Section A5.106.5.3.2. 

 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
Refer to Section 3.6, Energy, for a discussion of PPP EN-1 through PPP EN-5. 
 
3.9 HAZARDS AND HAZARDOUS MATERIALS  
 
Certified EIR Summary 
 
As detailed in the Certified EIR, the Approved Project would involve the use of hazardous 
materials during construction and could expose construction workers to hazardous 
materials such as asbestos-containing materials, lead-based paint, or possibly 
contaminated soils during demolition; operations of the Approved Project might also 
involve the use of small amounts of hazardous materials, such as cleansers, paints, 
fertilizers, and pesticides for cleaning and maintenance purposes. The Certified EIR 
determined that impacts related to hazards and hazardous materials would be reduced 
to less than significant levels with implementation of applicable federal, State, and local 
regulatory requirements and standard conditions of approval required by the City (PPPs 
HAZ-1 through HAZ-5 and SCA HAZ-1) as well as Mitigation Measures HAZ-1 through 
HAZ-3.  
 
Modified Project Analysis  
 
The Modified Project would apply to the same 15.23-acre project site identified and 
described in the Certified EIR for the Approved Project. As the overall development 
footprint between the Approve Project and Modified Project would remain the same, the 
Modified Project would result in the same construction impacts involving accidental 
release of hazardous materials as the Approved Project.  
 
As detailed in Section 2.3, Components of Project Modifications, the Modified Project 
would continue to be a mixed-use development that consists of residential, specialty 
retail, and open space uses and would not substantially change the quantities and types 
of hazardous materials used on-site (primarily for cleaning and maintenance purposes) 
during operations.  
 
Similar to the Approved Project, compliance with applicable regulatory requirements and 
standard conditions of approval required by the City (PPPs HAZ-1 through HAZ-5 and 
SCA HAZ-1) as well as Certified EIR Mitigation Measures HAZ-1 through HAZ-3 would 
ensure construction and operational activities under the Modified Project would not result 
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in substantial adverse impacts in regard to hazards and hazardous materials. Specifically, 
implementation of Certified EIR Mitigation Measure HAZ-1 (Soil Management Plan 
[SMP]) and HAZ-2 (Health and Safety Plan [HSP] and Inquiry and Illness Prevention 
Plans [IIPPs]) would ensure the safe handling of any suspicious soil or unknown features 
that may be encountered during grading activities; if encountered, these areas of concern 
would be assessed by a qualified environmental professional and handled per the 
requirements provided the SMP and the performance criteria as outlined in Certified EIR 
Mitigation Measure HAZ-1. Implementation of Certified EIR Mitigation Measure HAZ-3 
would require the project applicant to notify the Costa Mesa Police Department, Costa 
Mesa Fire Department, and the City of Costa Mesa Public Services Director of 
construction activities that would impede movement (such as road or lane closures) along 
Sunflower Avenue to allow for uninterrupted emergency access to evacuation routes. 
 
Overall, the Modified project would not result in any new substantial hazards and 
hazardous materials impacts that were not previously analyzed and addressed in the 
Certified EIR. Applicable regulations and standard conditions of approval required by the 
City (PPPs HAZ-1 through HAZ-5 and SCA HAZ-1) as well as project-specific Mitigation 
Measures requirements would continue to apply to the Modified Project. With 
implementation of Mitigation Measures HAZ-1 through HAZ-3 and compliance with 
applicable regulatory requirements, impacts associated with routine transportation, use, 
disposal, or release of hazardous materials; accident conditions involving hazardous 
materials; or interference with an emergency responder or evacuation plan would be 
reduced to less than significant levels. Therefore, no new impacts have been identified 
and no new mitigation measures are required.  
 
Certified EIR Mitigation Measures  
 
The following mitigation measure(s) from the Certified EIR is/are also applicable to the 
Modified Project. Any modifications to the original measure(s) are shown in strikethrough 
for deleted text and in double underline for new, inserted text.  
 
HAZ-1  Prior to issuance of a grading permit, the Soils Management Plan 

(SMP) (prepared by Geocon Incorporated, dated July 24, 2019) shall 
be made available to the contractor and City Engineer for use prior 
to and during grading activities. The following Performance Criteria 
shall be incorporated into the SMP prior to issuance of a grading 
permit:  

 
• Site-specific health and safety requirements, pre-field activities, 

site control, excavation of impacted soil, dust and erosion 
control, air monitoring, decontamination, field documentation 
and confirmation soil sampling shall be implemented under the 
oversight of a licensed professional geologist or engineer and 
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the appropriate regulatory oversight agencies (including DTSC 
and Santa Ana RWQCB) shall be notified, as required by law; 

• If contaminated soil is encountered, the appropriate regulatory 
oversight agencies (e.g., DTSC, RWQCB, OCHCA) shall be 
notified;  

• Soil sampling shall follow the protocols outlined in the DTSC 
Preliminary Endangerment Assessment Guidance Manual 
dated October 2015; and  

• Soil import/export verification sampling shall be conducted by a 
qualified environmental professional to confirm the presence or 
absence of hazardous materials prior to hauling off-site. Proof 
of verification sampling shall be provided to the City Engineer 
prior to import/export. In the event potential contamination is 
encountered, the contamination shall be evaluated by the 
qualified environmental professional using appropriate 
collection and sampling techniques as determined by the 
appropriate regulatory oversight agency (e.g., DTSC, RWQCB, 
OCHCA). The nature and extent of contamination shall be 
determined and the appropriate handling, disposal, and/or 
treatment shall be implemented in accordance with applicable 
regulatory requirements. 

 
HAZ-2 Contractors shall be responsible for the health and safety of their own 

employees and are required to have their own Health and Safety 
Plan (HSP) and Injury and Illness Prevention Plans (IIPPs) to comply 
with OSHA. The HSP and IIPPs must be submitted to the 
Development Services Department prior to the issuance of a grading 
or demolition permit. The copy of the plan(s) must also be kept on 
site during any soil disturbance and hauling activities, if required. 

 
HAZ-3 At least three business days prior to any lane closure, the 

construction contractor shall notify the Costa Mesa Police 
Department and Costa Mesa Fire Department, along with the City of 
Costa Mesa Public Services Director, of construction activities that 
would impede movement (such as road or lane closures), to allow 
for uninterrupted emergency access of evacuation routes. 

 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
PPP HAZ-1 Any project-related hazardous materials and hazardous wastes will 

be transported to and/or from the project site in compliance with any 
applicable State and Federal requirements, including the U.S. 
Department of Transportation regulations listed in the Code of 
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Federal Regulations (CFR) (Title 49, Hazardous Materials 
Transportation Act); California Department of Transportation 
standards; and the California Occupational Safety and Health 
Administration (Cal/OSHA) standards. 

 
PPP HAZ-2  Any project-related hazardous waste generation, transportation, 

treatment, storage, and disposal will be conducted in compliance 
with Subtitle C of the Resource Conservation and Recovery Act 
(RCRA) (Code of Federal Regulations [CFR] Title 40, Part 263), 
including the management of nonhazardous solid wastes. The 
proposed project will be designed and constructed in accordance 
with the regulations of the Orange County Environmental Health 
Department, which serves as the designated Certified Unified 
Program Agency (CUPA) and implements State and Federal 
regulations for the following programs: (1) Hazardous Waste 
Generator Program, (2) Hazardous Materials Release Response 
Plans and Inventory Program, (3) California Accidental Release 
Prevention, (4) Aboveground Storage Tank Program, and (5) 
Underground Storage Tank Program. 

 
PPP HAZ-3  A comprehensive asbestos and lead-based paint (LBP) survey shall 

be conducted at the project site. Any project-related demolition 
activities that have the potential to expose construction workers 
and/or the public to asbestos-containing material (ACM) or LBP will 
be conducted in accordance with applicable regulations, including, 
but not limited to: 

 
• South Coast Air Quality Management District’s (SCAQMD’s) 

Rule 1403 
• California Health and Safety Code (Section 39650 et seq.) 
• The California Occupational Safety and Health Administration 

(Cal/OSHA) Administration Regulations (California Code of 
Regulations [CCR] Title 8, Section 1529 [Asbestos] and Section 
1532.1 [Lead]) 

• Code of Federal Regulations (CFR) (Title 40, Part 61 
[asbestos]; Title 40, Part 763 [asbestos]; Title 40, Part 745 
[lead]; and Title 29, Part 1926 [asbestos and lead])  

• U.S. Environmental Protection Agency’s (EPA’s) Lead 
Renovation, Repair and Painting Program Rules and 
Residential Lead-Based Paint Disclosure Program 

• Sections 402, 404, and 403, as well as Title IV of the Toxic 
Substances Control Act (TSCA) 

 
PPP HAZ-4  The removal of other hazardous materials, such as polychlorinated 

biphenyls (PCBs), mercury-containing light ballast, and mold, will be 
completed in accordance with applicable regulations pursuant to 40 
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Code of Federal Regulations (CFR) 761 (PCBs), 40 CFR 273 
(mercury-containing light ballast), and 29 CFR 1926 (molds) by 
workers with HAZWOPER training, as outlined in 29 CFR 1910.120 
and 8 California Code of Regulations (CCR) 5192. 

 
PPP HAZ-5  Federal Aviation Regulation (FAR) Part 77 establishes standards for 

determining whether objects constructed near airports would be 
considered obstructions in navigable airspace, sets forth notice 
requirements of certain types of proposed construction or alterations, 
and provides for aeronautical studies to determine the potential 
impacts of a structure on the flight of aircraft through navigable 
airspace. FAR Part 77 requires notification to the Federal Aviation 
Administration (FAA) for any project that would be more than 200 
feet in height above the ground level pursuant to FAR Part 77 Section 
77.13. As the project is located within the FAR Part 77 Notification 
Area for John Wayne Airport, the project would be subject to FAR 
Part 77 requirements. 

 
SCA HAZ-1  Prior to removal of underground tanks, the applicant shall contact the 

Orange County Environmental Health Care Agency for application 
procedures and guidelines. Issuance of building permits will be held 
until a clearance report is issued by the health agency and is 
submitted to planning staff. 

 
3.10 HYDROLOGY AND WATER QUALITY  
 
Certified EIR Summary 
 
The Certified EIR determined that the Approved Project would not release pollutants due 
to project inundation in flood hazard, tsunami, or seiche zones and impacts were 
determined to be less than significant in this regard. 
 
As detailed in the Certified EIR, the project site is located within the Santa Ana River 
Watershed, and is subject to the Water Quality Control Plan for the Santa Ana River Basin 
(Region 8) (Basin Plan) as well as the Orange County Water District Groundwater 
Management Plan (OCWD GMP). The project site is not located within a groundwater 
recharge area, and no groundwater extraction would occur as part of the Approved 
Project. The Certified EIR stated that the project site is not located within a mapped flood 
hazard area, and the Approved Project would generally involve comparable amounts of 
impervious surfaces as compared to existing conditions, with only a slight increase in 
impervious surfaces overall. It had been determined that peak flows to the storm drain 
system would decrease with installation of the proposed biotreatment areas throughout 
the site that are designed to temporarily retain stormwater runoff prior to discharge to the 
storm drain system.  
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The Certified EIR determined that the Approved Project’s impact to water quality during 
construction activities would be less than significant with implementation of the SWPPP 
and BMPs during all construction activities and compliance with the City’s erosion and 
sediment control requirements (PPP HYD-1). The Certified EIR concluded that, 
collectively, implementation of the BMPs outlined in the SWPPP, implementation of the 
erosion and sediment control plan, and the Approved Project’s proposed landscaping and 
water quality design features would address the anticipated and expected erosion and 
siltation impacts during the construction and operational phases of the proposed project 
(PPP HYD-1 through PPP HYD-4, PPP HYD-6, and SCA HYD-1 through SCA HYD-3). 
PPP HYD-5 would ensure project dewatering would comply with the Statewide General 
Waste Discharge Requirements for Discharges to Land with a Low Threat to Water 
Quality (Order No. 2003-0003-DWQ) or the De Minimis Waste Discharge Requirements 
for the Santa Ana Region (Order No. R8-2015-0004, NPDES No. CAG998001), as 
required. Further, the Approved Project would be subject to compliance with SCA HYD-1 
through SCA HYD-3, which would ensure construction BMPs are implemented to mitigate 
potential impacts to water quality. To reduce operational impacts to water quality, the 
Approved Project would be subject to compliance with recommendations outlined in the 
Preliminary WQMP and prepare a Final WQMP prior to the issuance of a grading permit 
(PPP HYD-2 and PPP HYD-3). Following conformance with NPDES and Santa Ana 
RWQCB requirements, as well as implementation of Certified EIR PPPs HYD-1 through 
HYD-6 and SCAs HYD-1 through HYD-3, impacts to water quality, or surface or 
groundwater quality, are found to be less than significant; the Approved Project would not 
substantially alter the existing drainage pattern of the site and would not involve the 
alteration of any natural drainage channels, streams, or rivers; the Approved Project 
would not result in significant erosion or siltation on- or off-site, and the Approved Project 
would not interfere with the Basin Plan or OCWD GMP.  
 
Modified Project Analysis  
 
The Primary Hydrology Report, One Metro West, City of Costa Mesa, CA (Hydrology 
Report), prepared by Urban Resources Corporation and dated October 16, 2025, as well 
as the Preliminary Water Quality Management Plan (WQMP), One Metro West, 1683 
Sunflower Avenue, Costa Mesa, California 92626, Vesting Tentative Tract Map No. 
19105 Lots 1-5 (WQMP), prepared by Urban Resources Corporation and dated October 
20, 2025, were compiled in order to compare between pre- and post-development 
hydrology conditions and provide BMPs that would be used on the site to control 
predictable pollutant runoff; refer to Attachment B, Hydrology Report and WQMP. The 
Modified Project would install the same biotreatment areas as the Approved Project in 
order to address site drainage. The WQMP for the Modified Project includes additional 
drainage management areas and LID BMPs, but is otherwise the same as the WQMP 
prepared for the Approved Project. The WQMP notes that proposed drainage and 
impervious area associated with the Modified Project would be similar to what was 
previously considered in the Certified EIR for the Approved Project. Similarly, the 
Hydrology Report prepared for the Modified Project determined that there would be 
negligible changes pertaining to hydrology, compared to the Approved Project. Like the 
Approved Project, the Modified Project would be required to comply with NPDES and 
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Santa Ana RWQCB requirements, as well as implementation of Certified EIR PPPs HYD-
1 through HYD-6 and SCAs HYD-1 through HYD-3. Thus, potential impacts associated 
with construction activities and long-term operations in this regard would be less than 
significant. No new impacts or substantially more severe impacts have been identified 
and no new mitigation measures are required. 
 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
PPP HYD-1 National Pollutant Discharge Elimination System (NPDES): General 

Permit for Storm Water Discharges Associated with the Construction 
and Land Disturbance Activities, NPDES No. CAS000002. 
Compliance requires filing a Notice of Intent (NOI), a Risk 
Assessment, a Site Map, a Storm Water Pollution Prevention Plan 
(SWPPP) with associated best management practices (BMPs), an 
annual fee, and a signed certification statement. 

 
PPP HYD-2 Orange County MS4 Permit (R8-2009-0030, as amended by Order 

No. R8-2010-0062, or most recent): The MS4 Permit requires new 
development and redevelopment projects to: 

 
• Control contaminants into storm drain systems; 
• Educate the public about stormwater impacts; 
• Detect and eliminate illicit discharges; 
• Control runoff from construction sites; and 
• Implement best management practices (BMPs) and site-

specific runoff controls and treatments for new development 
and redevelopment. 

 
PPP HYD-3 As required by Municipal Code Section 8-32, Control of Urban 

Runoff, the proposed project would be undertaken in accordance 
with the County’s Drainage Area Management Plan (DAMP) and any 
conditions and requirements established by the Development 
Services Department and the Public Services Department, which are 
reasonably related to the reduction or elimination of pollutants in 
stormwater runoff from the project site. Prior to the issuance of a 
grading permit, building permit, or non-residential plumbing permit 
for any new development, or significant redevelopment, the 
Development Services Department and Public Services Department 
would review the project plans and impose terms, conditions, and 
requirements on the project in accordance with Municipal Code 
Section 8-32. 
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PPP HYD-4 As required by Municipal Code Section 13-107, Irrigation 
Requirements, irrigation systems would be designed to reduce 
overspray, runoff, and low-head drainage onto streets, sidewalks, 
windows, walls, and fences. Automatic systems for watering cycles 
would be scheduled to maximize ground infiltration rates and further 
minimize runoff. 

 
PPP HYD-5 Project dewatering would comply with the Statewide General Waste 

Discharge Requirements for Discharges to Land with a Low Threat 
to Water Quality (Order No. 2003-0003-DWQ) or the De Minimis 
Waste Discharge Requirements for the Santa Ana Region (Order 
No. R8- 2015-0004 R8-2020-0006, NPDES No. CAG998001), as 
required. 

 
PPP HYD-6 As required by Municipal Code Section 8-32, the project is required 

to comply with the recommendations outlined in the Preliminary 
Water Quality Management Plan (Preliminary WQMP), prepared by 
Urban Resource Corporation on April 30, 2019 October 20, 2025. A 
final WQMP must be submitted and approved by the City prior to the 
issuance of a grading permit. The WQMP includes site design 
measures, source control measures, and treatment measures that 
minimize the potential for erosion and siltation. In addition, the 
WQMP must include an operations and maintenance (O&M) plan 
and maintenance agreement for review and approval by the City to 
ensure the treatment measures installed at the site are maintained 
for perpetuity. 

 
SCA HYD-1 South Coast Air Quality Management District (SCAQMD) Rule 403 

would be adhered to, ensuring the cleanup of construction-related 
dirt on approach routes to the project site. Rule 403 prohibits the 
release of fugitive dust emissions from any active operation, open 
storage pile, or disturbed surface area beyond the property line of 
the emission sources. Particulate matter deposits on public 
roadways are also prohibited. 

 
SCA HYD-2 Adequate watering techniques would be employed to partially 

mitigate the impact of construction-generated dust particulates. 
Portions of the project site that are undergoing earth moving 
operations would be watered such that a crust is formed on the 
ground surface and then watered again at the end of the day. 

 
SCA HYD-3 Grading operations would be suspended during first and second 

stage ozone episodes or when winds exceed 25 miles per hour. 
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3.11 LAND USE AND PLANNING  
 
Certified EIR Summary 
 
The Certified EIR determined that implementation of the Approved Project would not 
result in any impacts relating to the division of an established community. Discretionary 
approvals for the Approved Project would include a General Plan Amendment, Zone 
Change, Specific Plan, Master Plan, Development Agreement, Tentative Tract Map, Tree 
Removal Permit, and Public Art Plan. Following approval, and following consistency with 
the Specific Plan’s Development Standards and Design Guidelines, as well as the Master 
Plan, the Approved Project was found to be consistent with the Zoning Ordinance. Per 
the Certified EIR PPP LU-1, future development would be subject to the Specific Plan 
and Master Plan regulations; where these documents are silent, the Municipal Code 
would prevail. As detailed in the Certified EIR Table 5.9-1, Project Consistency with 
General Plan, the Approved Project would be consistent with all applicable Costa Mesa 
General Plan goals and policies with the exception of Policies LU-1.3, C-3.1, C-3.8, and 
GM-2.5. Policy LU-1.3 encourages owner-occupied housing; Policy C-3.1 requires 
compliance with the Orange County Congestion Management Plan (CMP); Policy C-3.8 
requires a Level of Service (LOS) no worse than “D” at all intersections; and Policy GM-
2.5 requires less than significant impacts related to circulation. As the Approved Project 
would only provide rental units, and as the Certified EIR determined that the Approved 
Project would have significant unavoidable transportation impacts, the Approved Project 
is found to be inconsistent with the above policies. However, it had been determined that 
the Approved Project would be consistent with the goals related to transit, transportation 
and mobility, and protection of the environment and health of residents, as listed in the 
SCAG’s 2016 RTP/SCS. Overall, impacts to land use and planning were determined be 
less than significant.  
 
Modified Project Analysis  
 
It should be acknowledged that the most current RTP/SCS, the 2024–2050 RTP/SCS, 
was adopted by SCAG in April 2024 (after certification of the EIR). However, the overall 
intent of the documents remains the same, and no new conflicts would arise. A brief 
evaluation of the consistency of the Modified Project with the updated RTP/SCS is 
included below. 
 
The Modified Project would result in fewer residential units and reduced density, provide 
a reduced number of parking spaces, and provide more outdoor and indoor amenity 
space sitewide. As such, the Modified Project requests any necessary amendments to 
the previously approved entitlement applications for the Approved Project, including the 
Master Plan and Tentative Tract Map No. 19015. Upon approval of the requested 
entitlements, the Modified Project would be consistent with applicable land use 
plans/zoning, including the Costa Mesa General Plan, Zoning Code, and 2024–2050 
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RTP/SCS. As the Modified Project would not include for-sale units, the Modified Project 
would remain inconsistent with Costa Mesa General Plan Policy LU-1.3. However, as 
detailed in Section 3.17, Transportation, the Modified Project would result in no new 
impacts regarding design hazards, less than significant impacts related to circulation and 
emergency access, and reduced LOS and vehicle mile traveled (VMT) impacts compared 
to the Approved Project (avoiding the Approved Project’s significant and unavoidable 
VMT impact); as such, the Modified Project would be consistent with General Plan 
Policies C-3.1, C-3.8, and GM-2.5. No new impacts or substantially more severe land use 
impacts have been identified and no new mitigation measures are required. 
 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
PPP LU-1 The proposed project would be designed and constructed as a 

Planned Development Residential-High Density (PDR-HD) in 
accordance with the applicable provisions of Municipal Code Section 
13-20, Zoning Districts. As such, future development would be 
subject to the proposed One Metro West Specific Plan and Master 
Plan regulations. Where these documents are silent, the Municipal 
Code would prevail. 

 
3.12 MINERAL RESOURCES  
 
Certified EIR Summary 
 
The Certified EIR determined that the Approved Project, as amended, would result in no 
impacts pertaining to the loss of availability of a known mineral resource that would be of 
value to the region or the state or to the loss of availability of a locally-important mineral 
resource.  
 
Modified Project Analysis  
 
The Modified Project would apply to the same 15.23-acre project site identified and 
described in the Certified EIR for the Approved Project. As discussed in the Certified EIR, 
the project site is located within a built-out urban area that is largely developed with 
industrial, commercial, transportation, and logistics uses and would be incompatible with 
mining uses. Further, the project site is not used for mining activities, nor is it zoned or 
designated for mining purposes. As such, no new impacts have been identified and no 
new mitigation measures are required. 
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3.13 NOISE 
 
Certified EIR Summary 
 
Construction Noise 
 
As detailed in the Certified EIR, based on the modeled construction noise levels for the 
Approved Project, it was anticipated that composite noise levels during construction at 
the nearest off-site residential land uses to the south would reach 72.9 dBA hourly 
equivalent continuous sound level (Leq)  and 80.4 dBA Leq during the paving and building 
construction with pile driving phases, respectively. It was expected that composite noise 
levels during construction at the nearest commercial land uses to the east would reach 
87.4 dBA Leq and 90.1 dBA Leq during the paving and building construction with pile driving 
phases, respectively. These predicted noise levels would only occur when all construction 
equipment operates simultaneously at the closest point of construction and therefore, 
were conservative in nature. 
 
Although the Certified EIR determined that construction-related short-term noise levels 
have the potential to be higher than existing ambient noise levels in the project site vicinity 
under existing conditions, the noise impacts of the Approved Project would no longer occur 
once project construction is completed. At receptor LT-1, the Certified EIR concluded that 
hourly average construction noise levels during the grading phase would be louder than 
or similar to existing ambient daytime (7:00 a.m. to 7:00 p.m.) hourly average noise levels 
of 66.7 to 76.7 dBA Leq. Meanwhile, at receptor LT-4, hourly average construction noise 
levels during the grading phase would at times be louder than the existing ambient 
daytime hourly average noise levels of 54.3 to 64.9 dBA Leq. 
 
In addition to the off-site uses surrounding the project site, the Approved Project was 
expected to be constructed in phases, thus there was potential for construction of 
Buildings B and C to impact the previously completed Building A. During the construction 
of Buildings B and C, the Certified EIR concluded that impacts to previously completed 
building without pile driving would reach 84.3 dBA Leq at a distance of 50 feet, the closest 
expected distance from Building C to Building A. When pile driving occurs, noise levels 
at the closest receiver have the potential to reach 94.7 dBA Leq. 
 
Noise impacts associated with construction activities are regulated by the City’s noise 
ordinance. The Approved Project would be required to comply with the construction hours 
specified in the City’s Noise Ordinance, which states that construction activities are 
allowed between 7:00 a.m. and 7:00 p.m., Monday through Friday, and from 9:00 a.m. to 
6:00 p.m. on Saturday. No construction is permitted outside of these hours or on Sundays 
and specified federal holidays: New Year’s Day, Memorial Day, Independence Day, Labor 
Day, Thanksgiving Day, and Christmas Day. 
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As it relates to off-site uses, the Certified EIR found that construction-related noise impacts 
of the Approved Project would remain below the 90 dBA Leq and 100 dBA Leq 1-hour 
construction noise level criteria as established by the Federal Transit Administration 
(FTA) for residential and commercial land uses, respectively, and therefore would be 
considered less than significant.  
 
Operational Traffic Noise 
 
The Certified EIR concluded that that the increase in project-related traffic noise would be 
no greater than 0.3 dBA, except for increases of up to 4.1 dBA along Sunflower Avenue. 
Noise level increases above 3.0 dBA may be perceptible to some people in an outdoor 
environment, but the expected increase were determined to be less than the readily 
perceptible threshold of 5.0 dBA. Additionally, all uses along Sunflower Avenue are 
commercial in nature and do not have noise-sensitive exterior areas. Therefore, the 
Certified EIR found that traffic noise impacts from project-related traffic on off-site sensitive 
receptors would be less than significant, and no mitigation measures were required. 
 
Operational Stationary Noise 
 
The Certified EIR concluded that that the combined operational noise levels from rooftop 
heating, ventilation, and air conditioning (HVAC) units and loading dock activities would 
not exceed the City’s daytime and nighttime standards. Additionally, the combined 
operations noise levels are found to be more than 10 dBA below the existing ambient 
noise conditions during nighttime hours (refer to Tables 2 and 3). Therefore, the Certified 
EIR found that operational noise impacts from project-related on-site sources to off-site 
sensitive receptors would be less than significant, and no mitigation measures were 
required. 
 
Vibration impacts 
 
The Certified EIR determined that vibration impacts associated with construction of the 
Approved Project would not result in damage to surrounding off-site buildings for both 
large bulldozers and pile driving operations; therefore, the impact was determined to be 
less than significant. 
 
Airport noise 
 
The Certified EIR found that the closest airport to the project site is John Wayne Airport 
(JWA), approximately 3.4 miles to the southeast. Because the project site is well outside 
the 60 dBA CNEL contour, the Certified EIR concluded that the Approved Project would 
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not result in exposure of future residents and/or workers to excessive airport-related noise, 
and the impact was determined to be less than significant. 
 
Modified Project Analysis  
 
The following analysis is based on the project-specific Noise and Vibration Technical 
Memorandum for the Revised One Metro West Project (Noise Memo); refer to Attachment 
C, Noise Memo prepared by LSA and dated January 30, 2026.  
 
In order to assess existing noise levels, LSA conducted four long-term noise 
measurements and two short-term noise measurements in the vicinity of the project site 
at the same sites utilized in the Certified EIR. Figure 1 of the Noise Memo shows the noise 
monitoring locations. Noise measurement sheets are provided in Noise Memo Appendix 
C. Noise measurement data collected during the long-term and short-term noise 
monitoring are summarized in Table 2, Long-Term Existing Noise Level Measurements, 
and Table 3, Short-Term Noise Level Measurements, respectively. 
 
The long-term noise measurements were recorded from January 7, 2026 through January 
8, 2026; the short-term measurements were recorded on January 7, 2026. The long-term 
noise measurements captured data in order to calculate the Leq and Community Noise 
Equivalent Level (CNEL) at each location, which incorporate the nighttime hours. Sources 
that dominate the existing noise environment include traffic on I-405, light traffic on 
Sunflower Avenue, and occasional aircraft.  
 

Table 2  
Long-Term Existing Noise Level Measurements  

 

Location Description 
Daytime 

Noise 
Levels1 

(dBA Leq) 

Nighttime 
Noise 

Levels2 
(dBA Leq) 

Daily Noise 
Levels 

(dBA CNEL) 

LT-1 1683 Sunflower Avenue, at the southeast 
corner of the property. 73.3–82.0 72.6–81.5 84.9 

LT-2 

1683 Sunflower Avenue, south of the 
walkway to the entrance of Robinson 
Pharma. It is lower in elevation than I-405, 
resulting in shielding by terrain. 

71.5–79.4 67.7–77.2 80.7 

LT-3 
1683 Sunflower Avenue, in a tree 
approximately 60 feet from Sunflower Avenue, 
near the northwestern portion of the property. 

63.3–68.4 57.4–67.4 70.4 

LT-4 
1683 Sunflower Avenue, near the eastern 
property line, approximately 600 feet north of 
the southern property line. 

60.2–68.4 56.4–65.4 68.5 

Notes: CNEL = Community Noise Equivalent Level; dBA = A-weighted decibels; Leq = equivalent continuous sound level 
1. Daytime Noise Levels = noise levels during the hours from 7:00 a.m. to 11:00 p.m. 
2. Nighttime Noise Levels = noise levels during the hours from 11:00 p.m. to 7:00 a.m. 

Source: LSA, Noise and Vibration Technical Memorandum for the Revised One Metro West Project, January 30, 2026; 
refer to Attachment C, Noise Memo. 
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Table 3  
Short-Term Noise Level Measurements  

 

 
The Modified Project would result in a slightly reduced overall intensity of construction 
activities compared to the Approved Project due to the reduced residential unit count, 
reduction in volume of material import and export, and associated construction equipment 
use. Given the construction equipment used would be generally similar, the expected 
noise levels generated would be similar as well. Additionally, given the current ambient 
noise conditions (refer to Tables 2 and 3) are higher than previously measured, the 
increase in noise levels over ambient would not be as great, compared to that considered 
in the Certified EIR. The Modified Project would still be subject to all applicable federal, 
State, and local regulations related to construction activities, including those listed as PPPs 
and SCAs, as well as the project design features above. 
 
Construction noise impacts of the Modified Project would remain below the applicable 
noise standards and thresholds of significance, consistent with the conclusions of the 
Certified EIR. Implementation of the Modified Project would not result in new or 
substantially more severe construction noise impacts than those disclosed in the Certified 
EIR. 
 
Operational Traffic Noise 
 
As noted in Section 2.3, Components of Project Modifications, the Modified Project would 
generate 756 fewer average daily trips than the Approved Project. As such, off-site traffic 
operations of the Modified Project are expected to be slightly reduced as to what was 
evaluated in the Certified EIR. Therefore, the Modified Project would not result in new or 
substantially more severe off-site traffic noise impacts than those disclosed in the Certified 
EIR. 
 

Locatio
n Description 

Measured 
Noise 
Level1 

(dBA Leq) 

Daytime 
Noise 

Levels2 
(dBA Leq) 

Nighttime 
Noise 

Levels3 
(dBA Leq) 

Average 
Daily Noise 
Level (dBA 

CNEL) 
ST-1 1683 Sunflower Avenue, south of 

the building 77.5 71.9–80.6 71.2–80.1 83.5 

ST-2 1683 Sunflower Avenue, northwest 
portion of the western parking lot 65.5 60.7–65.5 54.8–64.8 67.8 

Notes: CNEL = Community Noise Equivalent Level; dBA = A-weighted decibels; Leq = equivalent continuous sound level 
1. Hourly noise levels were calculated based on a 20-minute short-term measurement and then adjusting it to 

the pattern of the nearest acoustically equivalent long-term measurement on the corresponding day. 
2. Daytime Noise Levels = noise levels during the hours from 7:00 a.m. to 11:00 p.m. 
3. Nighttime Noise Levels = noise levels during the hours from 11:00 p.m. to 7:00 a.m. 

Source: LSA, Noise and Vibration Technical Memorandum for the Revised One Metro West Project, January 30, 
2026; refer to Attachment C, Noise Memo. 
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Operational Stationary Noise 
 
On-site operational noise impacts from the Modified Project are expected to be similar to, 
or slightly lower than, those evaluated in the Certified EIR. This is due to the reduced 
intensity of project components, such as fewer residential units and therefore fewer HVAC 
systems, and because the proposed stationary noise sources would not be located any 
closer to sensitive uses than in the Approved Project. Therefore, the Modified Project 
would not result in new or substantially more severe operational noise impacts than those 
disclosed in the Certified EIR. 
 
Vibration impacts 
 
As noted above, the Modified Project would result in a slightly reduced overall intensity of 
construction activities compared to the Approved Project due to the reduced number of 
residential units. Furthermore, the distances of pile driving to off-site uses or on-site from 
Buildings B and C to Building A would remain the same; therefore, vibration impacts are 
expected to remain the same as those evaluated in the Certified EIR. 
 
Airport noise 
According to the Noise Memo, the project site is outside the 60 dBA CNEL noise contour of 
JWA. Because the project site is well outside the 60 dBA CNEL contour, the Certified EIR 
concludes that the Approved Project would not result in exposure of future residents and/or 
workers to excessive airport-related noise, and the impact would be less than significant. 
Based on a review of the most recently published noise contours for JWA, the project site 
is still located well outside the 60 dBA CNEL noise contour; refer to Attachment C. 
Therefore, the Modified Project would not result in exposure of future residents and/or 
workers to excessive airport-related noise. Potential impacts would be less than 
significant and would not result in new or more severe impacts than those disclosed in 
the Certified EIR. 
 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following identified applicable regulatory requirements, such as plans, policies, 
programs (PPPs) based on Federal, State, or local laws currently in place, and/or 
standard conditions of approval (SCAs) applied to the Approved Project, are also 
applicable to the Modified Project. 
 
PPP N-1 Residential stationary noise sources are required to comply with 

Municipal Code Section 13-280, Exterior Noise Standard: 
• 50 dBA from 11:00 pm to 7:00 am; and 
• 55 dBA from 7:00 am to 11:00 pm. 
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PPP N-2 Construction activities are required to comply with the following 
standards detailed in Municipal Code Section 13-279, Exceptions for 
Construction: 

• Allowed from 7:00 a.m. to 7:00 p.m. on Mondays through 
Fridays; 

• Allowed from 9:00 a.m. to 6:00 p.m. on Saturdays; and 
• Prohibited on Sundays, New Year’s Day, Memorial Day, 

Independence Day, Labor Day, Thanksgiving Day, and 
Christmas Day. 

 
SCA D-1 Commercial or multi-family residential zones may be considered. 

Preferred locations are close to a commercial area(s) with shops, 
restaurants, and other commercial activities and services such as 
banks and medical facilities. There should be easy access to bus 
service. Offsite pedestrian circulation should provide sidewalks that 
are convenient and safe to use. The project site should be free of 
odors, excessive noise, and aesthetically unattractive surroundings. 

 
SCA CONST HRS-2   

All noise-generating construction activities shall be limited to 7 a.m. 
to 7 p.m. Monday through Friday and 9 a.m. to 6 p.m. Saturday. 
Noise-generating construction activities shall be prohibited on 
Sunday and the following Federal holidays: New Year’s Day, 
Memorial Day, Independence Day, Labor Day, Thanksgiving Day 
and Christmas Day.  

 
SCA RES 40  If present and/or projected exterior noise exceeds 60 Community 

Noise Equivalent Level (CNEL), California Noise Insulation 
Standards, Title 25, California Code of Regulations require a 
maximum interior noise level of 45 CNEL for residential structures. If 
required interior noise levels are achieved by requiring that windows 
be closed, the design for the structure must also specify the means 
that will be employed to provide ventilation, and cooling if necessary, 
to provide a habitable interior environment.  

 
SCA C/I 42  Prior to issuance of the first building permits, a detailed acoustical 

study based on architectural plans shall be prepared by a qualified 
acoustical consultant and submitted to Planning Division for review 
and approval. The study shall demonstrate compliance with noise 
standards as required by the Project Specific Plan and the City’s 
General Plan. The acoustical study shall be prepared in compliance 
with the provisions of the California Administrative Code, Title 25, 
Chapter 1, Subchapter 1, Article 4. The applicant shall submit two 
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copies of the study with the application for building permits. The 
acoustical analysis shall evaluate existing and projected noise levels, 
noise attenuation measures to be applied, and the noise insulation 
effectiveness of the proposed construction. The applicant shall 
demonstrate compliance with the recommendations of the acoustic 
analysis report prior to the issuance of building permits. The person 
preparing the report shall, under the direction of a person 
experienced in the field of acoustical engineering, perform an 
inspection of the project prior to or at the time of the framing 
inspection to certify that construction techniques comply with 
recommendations contained within the acoustical analysis. Upon 
completion of the subject structures, field tests may be required 
under the provisions of Title 25.  

 
3.14 POPULATION AND HOUSING 
 
Certified EIR Summary 
 
The Certified EIR determined that implementation of the Approved Project would result in 
no displacement of existing people or housing. The Certified EIR concluded that the 
buildout of the Approved Project would introduce up to 2,945 people (residents and 
workers), 1,057 dwelling units, and 59 net jobs in Costa Mesa. However, the 
environmental impacts of such unplanned population growth are evaluated, planned for, 
and mitigated as part of the project throughout the Certified EIR. Additionally, 
implementation of the proposed project would not induce indirect unplanned population 
growth. The project would not result in land use changes that substantially increase 
employment opportunities, nor implement any new policies that could induce substantial 
unplanned population growth. Further, the project site is situated within an urban area 
and would not install new infrastructure that could induce population growth. Thus, 
impacts regarding unplanned population growth would be less than significant. 
 
Modified Project Analysis  
 
Development of the Modified Project would not displace existing people or housing. Thus, 
no new impacts have been identified and no new mitigation measures are required 
regarding the displacement of people or housing.  
 
The Modified Project would decrease the number of residential units from 1,057 to 957, 
and number of expected residents from 2,886 to 2,663 people on-site. Additionally, the 
replacement of the previously approved creative office building with a resident amenity 
space would reduce office square footage on-site by 25,000 square feet. As such, the 
Modified Project would result in less population increase, both directly and indirectly, 
compared to the Approved Project. Thus, no new impacts have been identified and no 
new mitigation measures are required regarding the potential to result in unplanned 
population growth. 
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3.15 PUBLIC SERVICES AND RECREATION 
 
Certified EIR Summary 
 
Public Services 
 
The Certified EIR evaluated potential impacts to public services associated with 
development of the Approved Project, including fire protection and emergency services, 
police services, school services, and library services. As detailed in the Certified EIR, 
implementation of the Approved Project would result in less than significant impacts to 
police protection services, school services, and library services. Impacts related to fire 
protection and emergency services were identified as potentially significant but would be 
reduced to less than significant levels with mitigation through implementation of mitigation 
measures, standard conditions of approval, compliance with applicable State and local 
codes, and payment of required development impact fees. 
 
Specifically, the Certified EIR determined that construction activities associated with the 
Approved Project would comply with the California Building Code (CBC), California Fire 
Code (CFC), and applicable Municipal Code requirements, thereby reducing 
construction-related impacts to public services to less than significant levels. Operational 
impacts to police protection services associated with the Approved Project would be 
adequately addressed through a combination of project design features, crime prevention 
measures, General Plan and Specific Plan policies, and funding mechanisms such as the 
City’s General Fund and Development Agreement requirements. Impacts to school 
services associated with the Approved Project had been determined to be less than 
significant due to adequate existing school capacity within the Newport-Mesa Unified 
School District and the payment of mandatory developer fees pursuant to State law. 
Similarly, impacts to library services have been determined to be less than significant, as 
increases in demand would be offset by proportional increases in County property tax 
revenues used to fund Orange County Public Libraries. 
 
With respect to fire protection and emergency services, the Certified EIR identified 
potentially significant impacts related to response times and increased calls for service. 
These impacts were mitigated to less than significant levels through implementation of 
Mitigation Measures PS-1 and PS-2. The Certified EIR concluded that, with mitigation 
incorporated, impacts to fire protection and emergency services would be reduced to less 
than significant levels. 
 
Recreation 
 
The Certified EIR determined that implementation of the Approved Project would result in 
less than significant impacts pertaining to recreational facilities, as the Approved Project 
would not substantially increase demands for parks and recreational facilities that could 
cause significant environmental impacts. 
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Modified Project Analysis  
 
Public Services 
 
The Modified Project proposes minor changes to the Approved Project, including 
reconfiguration of building layouts, replacement of the previously approved creative office 
building with a resident office and amenity building accessory to the residential use, and 
a reduction in the total number of residential units from 1,057 units to 957 units. As a 
result, the Modified Project would generate reduced demand for public services compared 
to the Approved Project analyzed in the Certified EIR. The Modified Project would not 
require new or expanded public service facilities, would continue to comply with all 
previously adopted mitigation measures (Certified EIR Mitigation Measures PS-1 and PS-
2) and applicable regulatory requirements. As such, the Modified Project would not result 
in new or substantially more severe impacts to public services than those identified in the 
Certified EIR. Therefore, no new impacts are identified and no additional mitigation 
measures are required. 
 
Recreation 
 
The Modified Project would have 100 fewer residential units, with larger indoor and 
outdoor amenity space. As such, the Modified Project would have less demand for parks 
and recreational facilities, compared to the Approved Project. Further, despite the 
reduced demand, the Modified Project would not result in changes to the proposed public 
park and recreational trail connections that were originally contemplated as part of the 
Approved Project. As such, the Modified Project would not require the construction or 
expansion of recreational facilities that may have an adverse physical effect on the 
environment, that were not originally contemplated as part of the Certified EIR. No new 
significant impacts are identified and no new mitigation measures are required.  
 
Certified EIR Mitigation Measures  
 
PS-1     Prior to issuance of the first occupancy permit, the applicant shall 

provide written documentation to the City of Costa Mesa 
Development Services Department that the existing traffic signals 
along the response corridors from Costa Mesa Fire & Rescue 
Department (CMFD) Stations 1, 2, 4, 5, and 6 to the project site have 
been retrofitted with Emergency Vehicle Preemption (EVP) as 
required by CMFD.  

 
PS-2  In addition to compliance with standard fire protection requirements 

of the California Fire Code and referenced standards as adopted by 
the Costa Mesa Fire & Rescue Department (CMFD), the project shall 
provide the following three fire protection features in excess of 
minimum code requirements to ensure the proposed Building A and 
associated parking garage design meet CMFD’s fire apparatus 
access road and hose pull requirements:  
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• Wet standpipes with one, 2.5-inch connection shall be provided 

at, or near, the end of each of the 300-foot hose pull reaches;  
• An increase fire sprinkler density of 0.20 gallons per minute 

(GPM)/1500 without any corresponding reduction in design 
area due to the use of quick response sprinkler heads shall be 
included in the sprinkler system design; and  

• A two-hour firefighter tunnel shall be provided to reduce the 
project’s deficient hose pull. All other apparatus access roads, 
buildings, and structures on-site shall comply with the fire 
protection requirements of the California Fire Code and 
referenced standards as adopted by the CMFD. 

 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
Fire Protection and Emergency Services 
 
PPP FS-1 The proposed project is required to comply with the latest edition of 

the California Fire Code. 
 
PPP FS-2   The proposed project is required to comply with Municipal Code Title 

5, Buildings and Structures, and all adopted State construction 
codes. 

 
PPP FS-3   The project is required to pay development impact fees established 

based on the Costa Mesa Fire Protection System Fee Study and as 
required in the Development Agreement. 

 
SCA FIRE-25 The on-site hydrant(s) shall be attached to the underground mains of 

the fire sprinkler system or installed to the standards of the Mesa 
Water District and be dedicated along with repair easements to the 
Mesa Water District. 

 
SCA FIRE-26  The applicant shall participate in the upgrading of fire protection 

facilities according to the formula developed by the Costa Mesa Fire 
& Rescue Department. The contribution shall be made prior to the 
issuance of building permits or as agreed in the Development 
Agreement. 

 
SCA FIRE-7  The applicant shall provide Class A fire hydrant(s) according to the 

Costa Mesa Fire & Rescue Department reviewed and approved Fire 
Master Plan for the project. 
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SCA FIRE-8  Any required hydrants shall be installed and operable prior to the 
initiation of combustible construction. 

 
SCA FIRE-9  Water improvement plans shall be approved by the Costa Mesa Fire 

&  Rescue Department. 
 
SCA FIRE-10  Water mains shall be of adequate size to deliver 1,000 gallons per 

minute simultaneously from the closest hydrants to any and all points 
of the development with a minimum residual pressure of 20 pounds 
per square inch. 

 
SCA FIRE-13 Fire apparatus access roadways identified in the approved Fire 

Master Plan for the project shall be maintained with access to all fire 
hydrants from the time that the hydrants are placed into service. 
Special consideration shall be given to maintaining the integrity of 
such roadways during periods of inclement weather. 

 
SCA FIRE-14  The applicant shall provide fire extinguishers with a minimum rating 

of 2A to be located within 75 feet of travel distance from all areas. 
Extinguishers may be of a type rated 2A, 10BC as these 
extinguishers are suitable for all types of fires and are less 
expensive. 

 
SCA FIRE-15  The applicant shall provide approved smoke detectors to be installed 

in accordance with the latest edition of the California Fire Code. 
 
SCA FIRE-16  The applicant shall provide an approved automatic extinguishing 

system for all commercial cooking surfaces, hoods, and ducts. 
 
SCA FIRE-17  The applicant shall provide an automatic fire sprinkler system 

according to National Fire Protection Association requirements. 
 
Police Protection Services 
 
PPP PD-1 The project is required to pay development impact fees established 

based on the Citywide Fee Study and as required in the Development 
Agreement. 

 
SCA PD-49 Outside security lighting shall be provided under the direction and 

upon the recommendation of the City of Costa Mesa Development 
Services Department and/or the Police Department. 

 
SCA PD-58  The following list of security measures would be provided: 

1. Cameras installed in all common areas and hallways. 
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2. Cameras monitored 24 hours per day, seven days a week, at a 
centralized location by the applicant’s property management 
team. 

3. In the afternoon and through the night (such as from 2:00 p.m. 
to 4:00 a.m.), a third party courtesy patrol walks and patrols the 
property. 

 
School Services 
 
PPP SS-1 The project applicant shall pay developer fees per square foot for 

residential and commercial construction pursuant to the Newport-
Mesa Unified School District (NMUSD) requirements. 

 
Recreation 
 
PPP PS-1 The proposed project shall comply with Government Code Section 

66477 (Quimby Act) and Measure Z as required by the Development 
Agreement, related to payment of an open space and public park 
impact fee. 

 
3.16 TRANSPORTATION 
 
Certified EIR Summary  
 
The Certified EIR determined that the project-level and cumulative Approved Project 
impacts pertaining to construction traffic, VMT associated with proposed residential and 
retail land uses, and bicycles, pedestrians, and transit facilities would be less than 
significant. The Certified EIR also determined that upon implementation of regulatory 
requirements (i.e., PPP T-1), impacts pertaining to project-level and cumulative design 
safety hazard and emergency access would be less than significant.  

The Certified EIR determined that project-level and cumulative impacts regarding certain 
identified intersections and freeway ramps as well as vehicle mile traveled (VMT) 
associated with the creative office use would remain significant and unavoidable even 
after implementation of Mitigation Measures T-1 (fair share contribution for capital 
improvements to the Susan Street/South Coast Drive intersection) and T-2 (fair share 
contribution for capital improvements to the Talbert Avenue/Mt. Washington Street 
intersection). Specifically, the Approved Project would continue to result in significant LOS 
delays at the identified intersections and freeway ramps under the existing (2019), future 
short-term cumulative (2027) plus project, and General Plan buildout (2040) plus project 
conditions. It was noted that although the retail and residential components of the 
Approved Project would have less than significant VMT impacts, the creative office use 
component of the Approved Project would have a significant and unavoidable VMT 
impact. Overall, the Approved Project would result in significant and unavoidable impacts 
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with regard to project-level and cumulative Level of Service (LOS) and VMT, despite 
implementation of all feasible mitigation measures.  

 
Modified Project Analysis 
 
Bicycles, Pedestrians, and Transit Facilities Analysis  
 
The Modified Project would apply to the same 15.23-acre project site identified and 
described in the Certified EIR for the Approved Project. As detailed in Section 2.3, 
Components of Project Modifications, the development footprint and construction phasing 
would remain the same under the Modified Project, and the amount of earthwork import 
and export volumes would be reduced. As such, short-term construction-related vehicle 
trips is expected to be reduced under the Modified Project, compared to the Approved 
Project. Applicable federal, State, and local regulatory requirements (i.e., implementation 
of PPP T-1 would provide detours through or around construction zones that are designed 
for safety and convenience, and with adequate signage for cyclists and pedestrians) 
would continue to apply to construction of the Modified Project. Overall, construction 
traffic impacts under the Modified Project would be less than significant, similar to the 
previously identified less than significant construction traffic impacts disclosed in the 
Certified EIR. 
 
According to the One Metro West Trip Generation Memorandum (Trip Gen Memo), 
prepared by LSA and dated January 20, 2026, the Modified Project is anticipated to 
generate 756 less average daily trips (ADTs) than the Approved Project after applying the 
same trip generation rates used in the previously approved traffic impact analysis 
prepared for the Certified Project for comparative purposes; refer to Attachment D, Trip 
Gen and VMT Memos). However, it should be noted that by using the latest trip generation 
rates in accordance with Institute of Transportation Engineers (ITE) Trip Generation 
Manual, 12th Edition, the Modified Project would be projected to generate 2,606 fewer 
ADTs than that considered as part of the Certified EIR. As such, the Trip Gen Memo 
presents a conservative analysis for comparative purposes.   
 
Further, the Modified Project only changed the internal circulation and site layout but does 
not propose any additional off-site improvements that may result in any substantial 
modifications to existing roadway, transit, bicycle, or pedestrian facilities in the project 
area. Similar to the Approved Project, improvements under the Modified Project would 
include bicycle lanes on both sides of Sunflower Avenue, parallel parking on the south 
side, and additional landscaping on site frontage. Additionally, the existing Class I off-
street bike trail would be redesigned from the Sunflower Avenue elbow to the Santa Ana 
River Trail. Overall, operational impacts to bicycles, pedestrians, and transit facilities 
under the Modified Project would not increase the severity of the Approved Project’s 
previously identified significant and unavoidable impact disclosed in the Certified EIR. 
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LOS/VMT Analysis  
 
LOS Analysis. As detailed in the Trip Gen Memo, the total number of residential dwelling 
units under the Modified Project has been reduced from 1,057 to 957 (100 fewer units). 
Additionally, while the Modified Project still includes office space, it is no longer available 
to be leased separately from the residential units. Instead, small office spaces are 
available as an amenity to residential tenants only, with the purpose of allowing residence 
a convenient place to “telecommute”. This amenity space would not generate its own 
traffic demand and would reduce the residential traffic demand through increased internal 
trip capture. The retail space, community center, and public park remain the same as with 
the Approved Project. As summarized in the Trip Gen Memo, the Modified Project would 
generate 756 ADTs less than the Approved Project under a conservative approach, or 
2,606 fewer ADTs using the latest trip generation rates of industry standard. Overall, 
based on the reduced trips, the potential LOS impacts of the Modified Project would be 
less than the LOS impacts disclosed in the Certified EIR. 
 
VMT Analysis. As detailed in the One Metro West Vehicle Miles Traveled Analysis 
Memorandum (VMT Memo), prepared by LSA and dated March 12, 2026, the retail 
component of the Approved Project were determined to be less than the screening 
threshold (50,000 square feet) for analysis and presumed to have a less than significant 
impact on VMT in the Certified EIR; refer to Attachment D. As the retail component 
remained unchanged under the Modified Project, the retail component would therefore 
continue to result in less than significant VMT impact.  
 
Based on the VMT Memo, the residential component of the Approved Project was found 
to have a VMT per population 18 percent below the regional average and the residential 
component was determined to have a less than significant impact on VMT. Due to the 
100 dwelling unit reduction under the Modified Project, the total residential VMT (and the 
residential population) would be less than previously analyzed, but the VMT per 
population would be the same as previously analyzed (a VMT per population 18 percent 
below the regional average). Therefore, the residential component of the Modified Project 
continues to result in less than significant VMT impact.  
 
Based on the VMT Memo, the office component of the Approved Project was found to 
have a VMT per population 3 percent higher than the regional average; the Certified EIR 
therefore concluded a significant and unavoidable impact to VMT in this regard. The 
Modified Project proposes to replace the previously approved 25,000-square foot 
"creative office building" with a 42,000-square foot "resident office and amenity building 
and leasing office" building to allow for flexible co-working space and added site amenities 
for residents. Therefore, the office space would no longer be available for individual 
leases, and the trips originally associated with the previously considered office building 
would no longer occur. .  
 
In summary, retail VMT would be the same as previously analyzed, the total residential 
VMT would be less than previously analyzed while residential VMT per population would 
remain the same, and the total office VMT and office VMT per population would be less 
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than previously analyzed (avoiding the Approved Project’s significant and unavoidable 
VMT impact). Additionally, the Modified Project would continue to implement Mitigation 
Measures T-1 (fair share contribution for capital improvements to the Susan Street/South 
Coast Drive intersection) and T-2 (fair share contribution for capital improvements to the 
Talbert Avenue/Mt. Washington Street intersection), which would ensure traffic impacts 
under the Modified Project are minimized. As such, the VMT Memo concludes that the 
potential VMT impacts of the Modified Project would be less than the VMT impacts 
disclosed in the Certified EIR. 
 
Design Safety Hazard Analysis  
 
The Modified Project only changed the internal circulation and site layout but does not 
propose any changes to vehicular access points. Therefore, the Modified Project would 
not create a design hazard for vehicles or pedestrians entering and exiting the site, and 
no impacts would occur in this regard. 
 
Emergency Access Analysis  
 
As detailed above, short-term construction-related vehicle trips is expected to be reduced 
under the Modified Project. Applicable federal, State, and local regulatory requirements 
(i.e., implementation of PPP T-1 would provide detours through or around construction 
zones that are designed for safety and convenience, and with adequate signage for 
cyclists and pedestrians) would continue to apply to construction of the Modified Project.  
 
Previously, continuous vehicular access, including emergency vehicle and fire truck 
access, was provided through the site via a ground-level internal corridor; a network of 
roundabouts connected the internal corridor and parking to the site’s main and secondary 
access points along Sunflower Avenue (refer to Figure 3). The proposed redesign of 
project buildings and parking would eliminate the continuous internal corridor and instead 
extend the secondary eastern driveway along the site’s southern boundary to provide a 
fire lane adjacent to I-5; refer to Figure 6 and Figure 7. These proposed modifications 
would be consistent with the approved Specific Plan as well as the City’s standards for 
vehicular and emergency access.  
 
As such, construction-related and operational impacts to the emergency access under 
the Modified Project would continue to be less than significant. The Modified Project 
would not result in any new potentially adverse impacts not previously considered and 
addressed in the Certified EIR in this regard. 
 
Summary 
 
Overall, the Modified project would not result in any new substantial transportation 
impacts that were not previously analyzed and addressed in the Certified EIR. Therefore, 
no new impacts have been identified and no new mitigation measures are required.  
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Certified EIR Mitigation Measures  
 
The following mitigation measure(s) from the Certified EIR is/are also applicable to the 
Modified Project. Any modifications to the original measure(s) are shown in strikethrough 
for deleted text and in double underline for new, inserted text.  
 
T-1  Prior to the issuance of the first building permit, the project applicant 

shall contribute its fair share contribution to the City of Costa Mesa 
Transportation Division for the implementation of adding a 
southbound right-turn lane by restriping Susan Street at the 
intersection Susan Street/South Coast Drive (Study Intersection No. 
18). Upon project approval, the City shall update the Capital 
Improvement Projects list accordingly.  

 
T-2  Prior to the issuance of the first building permit, the project applicant 

shall contribute its fair share contribution to the City of Fountain 
Valley Transportation Division for improvements to the intersection 
of Talbert Avenue/Mt. Washington Street (Study Intersection No. 28), 
including adding a traffic signal, restriping the northbound approach 
to a shared left through lane and a dedicated right turn lane, 
converting the southbound right turn lane to a dedicated channelized 
free right turn lane, and adding overlap phasing for a northbound 
right turn movement. 

 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
PPP T-1  Pursuant to Circulation Element Recommendation C-9.14, the 

applicant would provide detours through or around construction 
zones that are designed for safety and convenience, and with 
adequate signage for cyclists and pedestrians. 

 
PPP T-2  The City of Costa Mesa has a traffic impact fee program. This is a 

cumulative impact fee which would be determined in consultation 
with City of Costa Mesa Transportation Services Division staff to be 
paid in addition to direct project improvements required of the 
applicant. The City of Costa Mesa Transportation Services Division 
shall collect the project’s traffic impact fee prior to issuance of the 
project’s first residential building permit or as otherwise agreed to in 
the project’s Development Agreement. 

 
PPP T-3  The City of Costa Mesa has a fair share program. As projects are 

approved, and a need for a capital improvement(s) are identified, the 
City’s Capital Improvement Projects (CIP) list is updated accordingly 
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on an annual basis. The master CIP list, overseen by the Public 
Services Department, identifies (by each specific capital 
improvement) the necessary improvement, the specific funding 
amount, and the status of the improvement. 

 
SCA T-1  The City of Costa Mesa Transportation Services Division will ensure 

that all mitigation measures identified in the Traffic Impact Analysis: 
One Metro West, City of Costa Mesa Orange County, California 
(TIA), prepared by LSA, dated November 2019 and/or One Metro 
West Environmental Impact Report have been implemented prior to 
issuance of the first occupancy permit. 

 
3.17 TRIBAL CULTURAL RESOURCES 
 
Certified EIR Summary 
 
The Certified EIR determined that with implementation of Certified EIR Mitigation 
Measure TCR-1 (presence of Native American Monitor during site disturbance/excavation 
activities involving native soils), impacts pertaining to previously unknown tribal cultural 
resources would be reduced to less than significant levels.  
 
Modified Project Analysis  
 
Under the Modified Project, all three proposed buildings would feature one subterranean 
level parking; no two levels of subterranean parking have been proposed. Therefore, 
depths of excavation may increase in some areas of the project site and decrease in 
some areas of the project site. Nonetheless, overall grading of the project site due to the 
Modified Project would be similar to that considered for the Approved Project. Similar to 
the Approved Project, there remains the possibility that previously unknown tribal cultural 
resources could potentially be encountered in native soils. Any potential impacts to tribal 
cultural resources during construction would be reduced to less than significant levels for 
the Modified Project with implementation of Certified EIR Mitigation Measure TCR-1. 
Certified EIR Mitigation Measure TCR-1 would require a qualified Native American 
Monitor to be present during excavation activities involving native soils. If evidence of 
potential subsurface tribal cultural materials are found during site disturbance/excavation 
activities and the qualified archaeologist/Native American Monitor determines that the find 
is prehistoric or includes Native American materials, Certified EIR Mitigation Measure 
TCR-1 would ensure affiliated Native American groups are invited to contribute to the 
assessment and recovery of the found resource. Therefore, potential impacts to 
previously unknown tribal cultural resources during construction activities would be 
reduced to less than significant levels after implementation of Certified EIR Mitigation 
Measure TCR-1. Additionally, the Modified Project would continue to be subject to PPP 
TCR-1, which mandates compliance with the California Public Resources Codes 5097.9 
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– 5097.991 (which protects Native American historical and cultural resources, and sacred 
sites), 21084.3 (avoids damaging effects to any tribal cultural resource), and Health and 
Safety Code Section 7050.5 (pertaining to the discovery or recognition of any human 
remains) to protect these resources if they are uncovered during grading activities. 
 
Overall, the Modified project would not result in any new substantial tribal cultural 
resources impacts that were not previously analyzed and addressed in the Certified EIR. 
Therefore, no new impacts have been identified and no new mitigation measures are 
required.  
 
Certified EIR Mitigation Measures  
 
The following mitigation measure(s) from the Certified EIR is/are also applicable to the 
Modified Project. Any modifications to the original measure(s) are shown in strikethrough 
for deleted text and in double underline for new, inserted text.  
 
TCR-1  Prior to issuance of any grading permits, the qualified archaeologist 

(required pursuant to Mitigation Measure CUL-1) shall identify a 
Native American Monitor determined by the City of Costa Mesa and 
in consultation with the Native American Heritage Commission for 
the project grading activities and/or any other activities involving 
native soils. In the event unanticipated tribal cultural material is 
encountered during any stage of site disturbance/construction, the 
Native American Monitor shall be contacted and all construction work 
within 50 feet (15 meters) of the find shall cease until the find can be 
assessed. If, in consultation with the City, the discovery is 
determined to not be significant, work will be permitted to continue in 
the area. If the resources appear to be of significant tribal cultural 
value, they shall be professionally recovered pursuant to the 
requirements of Mitigation Measure CUL-1 and in consultation with 
the Native American Monitor identified. 

 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
PPP TCR-1 The proposed project is required to comply with California Public 

Resources Code 5097.9 – 5097.991 (which protects Native 
American historical and cultural resources, and sacred sites); Public 
Resources Code 21084.3 (avoid damaging effects to any tribal 
cultural resource); Health and Safety Code Section 7050.5 
(pertaining to the discovery or recognition of any human remains). 
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3.18 UTILITIES AND SERVICE SYSTEMS 
 
Certified EIR Summary 
 
The Certified EIR evaluated potential impacts related to utilities and service systems, 
including wastewater treatment and collection, water supply and distribution, stormwater 
infrastructure, solid waste disposal, and other utilities (electricity and natural gas). The 
Certified EIR determined that the Approved Project would result in less than significant 
impacts for all utilities and service systems.  
 
The Certified EIR concluded that existing wastewater treatment and conveyance facilities 
operated by the Costa Mesa Sanitary District and Orange County Sanitation District would 
have adequate capacity to accommodate project-generated wastewater. Existing and 
planned water supply and distribution systems serving the project site were also 
determined to be sufficient to meet the Approved Project’s projected water demands 
under normal, single-dry, and multiple-dry year conditions. Additionally, the Approved 
Project would not exceed available landfill capacity and would comply with applicable 
solid waste diversion and recycling requirements. Regarding stormwater infrastructure, 
the Approved Project incorporated on-site stormwater treatment, low-impact development 
features, and compliance with National Pollutant Discharge Elimination System (NPDES) 
requirements, resulting in less than significant impacts related to drainage facilities and 
runoff. The Certified EIR further determined that existing electricity and natural gas 
providers would be able to accommodate project-generated demands without the need 
for construction of new or expanded off-site utility facilities. 
 
Modified Project Analysis  
 
The Modified Project proposes minor changes to the Approved Project, including a 
reconfiguration of building layouts, replacement of the previously approved creative office 
building with a resident office and amenity building, and a reduction in the total number 
of residential units from 1,057 units to 957 units. As a result of the reduced residential unit 
count and overall decrease in residential density, the Modified Project would generate 
lower demands for utilities and service systems compared to those assumed in the 
Certified EIR. 
 
Although the Modified Project increases indoor and outdoor amenity space and includes 
a resident office and amenity building, these uses would be accessory to the residential 
development and would not generate utility demands beyond those previously analyzed. 
Overall water demand, wastewater generation, solid waste generation, and energy 
consumption associated with the Modified Project would be less than the levels evaluated 
in the Certified EIR. In addition, construction activities associated with the Modified 
Project would be similar in nature and duration to those previously analyzed and would 
continue to be subject to applicable regulatory requirements governing utility connections, 
solid waste diversion, and stormwater management. 
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The Modified Project would continue to connect to existing water, sewer, storm drain, and 
dry utility facilities located in Sunflower Avenue, and no new or expanded off-site utility 
infrastructure would be required. The Modified Project would also remain subject to 
compliance with all applicable local, regional, and State utility service standards, water 
conservation requirements, and solid waste diversion regulations, consistent with the 
Certified EIR. Therefore, the utilities and service systems impacts associated with the 
Modified Project would not be substantially more severe than those identified in the 
Certified EIR. No new significant impacts would occur, and no additional mitigation 
measures are required. 
 
Plans, Programs, Policies, and Standard Conditions of Approval 
 
The following regulatory requirements (PPPs) and/or SCAs applied to the Approved 
Project are also applicable to the Modified Project. 
 
Wastewater Treatment and Collection 
 
PPP USS-1  The project’s sewer infrastructure improvements are required to be 

designed, constructed, and operated in accordance with the Costa 
Mesa Sanitary District (CMSD) Operations Code. 

 
PPP USS-2   The project’s sewer infrastructure is required to be designed, 

constructed, and operated in accordance with the Orange County 
Sanitation District (OCSD) Ordinance Nos. 40 and 48, and all 
wastewater discharges into OCSD facilities shall be required to 
comply with the discharge standards set forth to protect the public 
sewage system/and Waters of the United States. 

 
PPP USS-3 The project’s sewer infrastructure is required to be designed, 

constructed, and operated in accordance with Municipal Code 
Sections 15-6, Placing Oil On Streets or in Sewers Prohibited, 15-
67, Required Construction, 13-180, Application Requirements, and 
13-71, Utility Requirements. 

 
Water Supply and Distribution Systems 
 
PPP USS-4 The project’s water infrastructure improvements are required to be 

designed, constructed, and operated in accordance with the Mesa 
Water District’s (MWD’s) Standard Specification and Standard 
Drawings for the Construction of Water Facilities. 

 
PPP USS-5 The proposed project is required to be planned, designed, installed, 

and maintained in accordance with Municipal Code Section 13-107, 
Irrigation Requirements, and Section 13-71, Utility Requirements. 
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PPP USS-6  The project is required to comply with California Energy Code and 
Green Building Code provisions related to water and energy 
conservation. 

SCA FIRE-24 Water mains and hydrants shall be installed to the standards of Mesa 
Water District’s (MWD) and dedicated along with repair easements 
to MWD. 

 
Stormwater Infrastructure 
 
PPP USS-7 The project’s stormwater infrastructure shall be planned, designed, 

installed, and maintained in accordance with Municipal Code Section 
8-35, Permits, which regulates permitted and illicit connections to the 
City’s storm drain system in accordance with the National Pollutant 
Discharge Elimination System (NPDES) permit requirements. SCA 
WQMP-66 Prior to or concurrent with submittal of plans for grading, 
building plan check, and/or submittal of the final subdivision map for 
engineering plan check, the applicant shall prepare and submit 
documentation for compliance with the State Water Resources 
Control Board (SWRCB) Water Quality Order 99-08-DWQ 2022-
0057-DWQ; National Pollutant Discharge Elimination System 
(NPDES) Permit No. CAS000002 for Storm Water Discharges 
Associated with Construction Activity (General Permit); the Santa 
Ana Regional Water Quality Control Board (Santa Ana RWQCB) 
Order No. R8-2009-0030, as amended by Order No. R8-2010-0062, 
or most recent (NPDES Permit No. CAS618030); and the City’s 
Ordinance No. 97-20 for compliance with the NPDES permit. Such 
documentation shall include a Storm Water Pollution Prevention Plan 
(SWPPP) if over one acre and a Water Quality Management Plan 
(WQMP) identifying and detailing the implementation of applicable 
best management practices (BMPs). 

 
SCA ENG-18 Proposed storm drain facilities shall be constructed pursuant to the 

City of Costa Mesa Master Drainage Plan. 
 
SCA ENG-19 The project shall fulfill drainage ordinance fee requirements prior to 

approval of final maps and plans. 
 
SCA ENG-21 Private on-site drainage facilities and parkway culverts or drains will 

not be maintained by the City and shall be maintained by the owner 
or developer of the property. Private lateral connections to City storm 
drains shall require a hold harmless agreement prior to issuance of 
grading or building permits. 

 
Refer to Section 5.8, Hydrology and Water Quality, for a discussion of PPP HYD-2 through 
PPP-HYD-4. 
 



One Metro West 
 Addendum to the Environmental Impact Report  

 

 
 77 April 2026 

Solid Waste 
 
PPP USS-8  The proposed project’s solid waste infrastructure improvements are 

required to be designed, constructed, and operated in accordance 
with the applicable regulations in the Costa Mesa Sanitary District 
(CMSD) Operations Code. 

 
PPP USS-9  The proposed project is required to store and collect recyclable 

materials in compliance with AB 341 and handle green waste in 
accordance with AB 1826. 

 
PPP USS-10 The proposed project is required to recycle construction waste in 

accordance with the California Green Building Standards Code 
(CALGreen) requirements. 

 
3.19 WILDFIRE 
 
Certified EIR Summary 
 
The Certified EIR determined that implementation of the Approved Project would not result 
in any impacts pertaining to wildfire, as the project site is not located within a high fire 
hazard severity zone.  
 
Modified Project Analysis  
 
The Modified Project would apply to the same 15.23-acre project site identified and 
described in the Certified EIR for the Approved Project. No impacts would occur in this 
regard. No new significant impacts would occur, and no additional mitigation measures 
are required. 
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4.0 DETERMINATION/ 
ADDENDUM CONCLUSION 

 
 
As detailed in the analysis presented above, this Addendum supports the conclusion that 
the proposed changes under the Modified Project to the Approved Project considered in 
the Certified EIR constitute minor or technical changes and do not result in any new 
significant environmental effects or a substantial increase in the severity of previously 
identified significant effects. No new information has become available and no substantial 
changes to the circumstances under which the project was being undertaken since the 
certification of the EIR has occurred. In addition, no new mitigation measures or 
alternatives that would substantially reduce significant impacts have been identified. 
Accordingly, the Addendum demonstrates that the Modified Project remains within the 
scope of the environmental review considered as part of the Certified EIR and, as such, 
complies with CEQA Guidelines Sections 15162 and 15164. No subsequent or 
supplemental EIR is required. 
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