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A.  Sites Analysis Overview 

The Housing Element is required to identify potential candidate housing sites by income category to meet 
the City’s RHNA Allocation.  The sites identified within the Housing Element represent the City of Costa 
Mesa’s ability to plan for housing at the designated income levels within the 6th housing cycle planning 
period (2021-2029).  As described in this appendix, the realistic development capacity for each site was 
reduced to 80% of maximum allowable density while some sites included additional deductions based on 
the site location and other depends largely on its location within the City, a specific plan or urban plan area 
as well as known development factors including land use controls, site improvement requirements, 
infrastructure access and property owner input.  property owner input.  Where possible, property owners 
were consulted to help the City better understand potential future housing growth on candidate housing 
sites within the City.   
 
This appendix contains Table B-85, which identifies each candidate housing site within Costa Mesa’s site’s 
inventory. The sites are identified by assessor parcel number (APN) as well as a unique identifier used to 
track sites within the inventory.  Additionally, the following information is provided for each parcel:.   

• Address 

• Ownership 

• Zoning (including Specific Plans areas, Urban Plans, and Overlays, if applicable)  

• Size (Net developable acres removing known development constraints) 

• Density   

• Vacancy status 

• Previous Housing Element identification  

• Potential Development Capacity (Dwelling Units) by income category 

• Description of existing use 
 
 

A summary of this information is included within the Housing Resources section (Chapter 3) of Costa Mesa’s 
2021-2029 Housing Element. 
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2026 Housing Element Amendment – Overview of Changes to the Sites Analysis  
 
As part of the 2026 Housing Element Amendment, the City implemented several key updates to strengthen 
the sites inventory and ensure compliance with State law: 
 
1. Refined RHNA Approach:  

a. The revised approach to address the RHNA relies on verified production credits toward RHNA 
based on the Annual Progress Report (APR); and; 

b. Sites identified in the Housing Element sites inventory may also include specific projects with 
approved or pending applications. Sites with projects that have active applications are being 
counted as sites and are subject to all the rezoning requirements. 

c. Lastly, the City is no longer relying on Accessory Dwelling Unit (ADU) projections to satisfy the 
RHNA. 

2. Revised Realistic Capacity Assumptions:  
The 2021 Housing Element submittal assumed development at approximately 90 percent of 
maximum allowable density across most sites. As part of the 2026 amendment, the City has revised 
its methodology to reflect more conservative assumptions. For most sites, capacity is now calculated 
at 80 percent of the maximum allowable density (i.e., a 20 percent reduction from the maximum). 
Additional site-specific reductions have been applied where physical, regulatory, or market 
constraints warrant further adjustments. 

3. Removal and Replacement of Sites:  
During implementation of required rezonings to accommodate RHNA, the City received requests 
from property owners to remove their sites from the inventory. In response, in March 2026, the City 
removed the sites, conducted a no-net loss analysis and began the process of identifying replacement 
sites to maintain adequate capacity. 

 
Summary of Removed and Replacement Sites 

The changes summarized in Table B-1, below, are also reflected within the sites inventory (Table B-8 and 
electronic sites inventory).  

Table B-1: Summary of Removed and Replacement Sites 

Topic   Sites Removed  
Replacement Sites (2026 Housing Element 

Amendment) 

Number of Sites  19 Sites  89 Sites 

Density  

• 13 sites at 90 du/ac  

• 4 sites at 50 du/ac 

• 3 sites at 40 du/ac 

• 32 sites at 90 du/ac 

• Remaining sites at 30–60 du/ac 

Site Size  0.19–30 acres 
 

0.13–15 acres (avg. ~1.28 acres) 
 

Capacity (Units) • Lower Income: 1,448 • Lower Income: 2,358 
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Table B-1: Summary of Removed and Replacement Sites 

• Moderate: 967 

• Above Moderate: 3,630 

• Total: 6,043 

• Moderate: 1,147 

• Above Moderate: 3,399 

• Total: 6,804 (realistic capacity) 

 

Location  

• North Costa Mesa 

•  Harbor Blvd. 

• 18th Street West 

• Placentia Avenue 

Expanded distribution including: 

• North Costa Mesa 

• Harbor Blvd. 

• 19 West 

•  SoBECA 

•  Newport Blvd.,  

• Mesa West Bluff 

Existing Uses  

Parking lots, office uses, and 
institutional uses including 
National University, Women’s 
Club, South Coast Plaza and 
Post Office. 

Primarily underutilized commercial, retail, 
office, and parking sites with strong 
redevelopment indicators. 

 
 
The amended Housing Element reflects replacing several previously identified sites with a broader and 
more diverse pool of 89 sites. The removed sites were generally larger (ranging from 0.19 to 30 acres) and 
located north of I-405 or along Harbor Boulevard. The existing uses on the removed sites included a mix of 
parking, office, and institutional uses, some of which had constraints such as long-term non-residential 
leases.   
 
The replacement sites generally share a similar size to the sites that were removed (ranging from 0.13 to 
15 acres, with an average size of approximately 1.28 acres) and are distributed more evenly throughout 
the City including along mixed-use corridors. The updated inventory expands into additional areas, , thereby 
improving geographic equity and supporting Affirmatively Furthering Fair Housing (AFFH) objectives.  
 
From a density perspective, the prior inventory primarily relied on higher-density sites, including 13 sites 
at 90 dwelling units per acre (du/ac), 4 sites at 50 du/ac and 3 sites at 40 du/ac. The revised inventory 
maintains a subset of high-density sites (23 at 90 du/ac) but introduces a broader range of densities, with 
the remaining sites generally ranging from 30 to 60 du/ac. This shift supports a more flexible and realistic 
development pattern, distributing sites more broadly across the City. 
 
The updated sites inventory results in an overall increase in realistic unit capacity, from 6,043 units in the 
previous inventory to 6,804 units under the revised assumptions. Finally, the replacement sites are 
characterized primarily by underutilized commercial, retail, office, and storage uses that exhibit strong 
redevelopment potential, in contrast to several prior sites that involved more complex constraints. Overall, 
the revised inventory improves feasibility, distribution, and alignment with State housing policy objectives.  
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Summary of RHNA Status and Sites Inventory 

The City’s 2021-2029 RHNA need by income category and summary of the sites identified to meet that 
need is provided in Table B-2.  The analysis within this appendix demonstrates that the City of Costa Mesa 
has the capacity to meet and exceed the 2021-2029 RHNA allocation through a variety of methods, 
including: 

• Identification of development capacity on sites that have been rezoned to permit development of 
residential uses at or above 30 dwelling units per acre  

• Credit towards the RHNA  
 
 

Table B-1 shows the City’s 2021-2029 RHNA need by income category as well as a summary of the sites 
identified to meet that need.  The analysis within this appendix shows that the City of Costa Mesa has the 
capacity to meet their 2021-2029 RHNA allocation through a variety of methods, including: 

• Identification of development capacity on sites which either currently permit or will be rezoned to permit 
development of residential uses at or above 30 dwelling units per acre  

• Identification of City owned properties suitable for the development of housing 

• Future development of accessory dwelling units (ADUs)   
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Table B-21: Summary of RHNA Status and Sites Inventory 

  
Very Low 
Income* 

Low Income 
Moderate 
Income* 

Above 
Moderate 

Income 
Total 

RHNA (2021-2029) 2,919 1,794 2,088 4,959 11,760 

Credit Towards RHNA Units 
Constructed in Projection 
Period (Begins June 30, 2021) 

274  
3 

195  
19 

79 
 9 

95 
 8 

643 
39 

Remaining Unmet RHNA 
2,645  
916 

1,599  
1,775 

2,009   
2,079 

4,864  
4,951 

11, 117 
11,721 

Large Sites 

Fairview Developmental Center 575 345 690 690 2,300 

Sakioka Lot 2 120 60 120 900 1,200 

Home Ranch 221 110 221 1,663 2,215 

Senior Center Housing Project 40 20 0 0 60 

Pacific Arts Plaza and Town 
Center 

53 27 53 402 535 

Total Potential Capacity - Large 
Sites 

1,009 562 1,084 3,655 6,310 

Overlays and, Specific Plans, and Urban Plans 

North Costa Mesa Specific Plan 
1,460 

1  ,201 
1,460 
695 

1,687  
1,269 

3,727 
3,265 

8,334 
6,435 

SoBECA Urban Plan Sub-Area  
199 
128 

200 
70 

240 
141 

536 
383 

1,175 
732 

Mesa West Bluff Urban Plan 
Sub-Area 

141 
195 

141 
109 

172 
208 

460 
555 

914 
1,071 

19 West Urban Plan Sub-Area  
135   
115 

135 
64 

122 
123 

346 
335 

738 
640 

Harbor Blvd Mixed- Use 
Overlay 

191 
270 

191 
151 

219 
286 

565 
778 

1,166 
1,485 

Newport Blvd Sub- Area 88 88 91 220 487 

Fairview Developmental Center  0 920 690 690 2300 

One Metro West  0 106 0 951 1,057 

Total Potential Capacity for the 
RHNA - Overlays, Specific Plans, 
and Urban Plans 

2,214 
1,909 

3,241 
1,089 

3,221 
2,027 

7,495 
5,316 

16, 171 
10,363 

Projected ADU Construction 

Projected ADU Construction 97 168 117 8 391 

Sites Inventory Total RHNA Capacity  

Total Units towards RHNA 
(includes Credit towards RHNA 
+ Overlays and Specific Plans) 

5,924 
3,0151,819 

3,300 
3,228 

7,590 
8,979 

16,814 
17,042 

Total Capacity over RHNA  + 1,211 +1,212 +2,631 +5,054 

Buffer Total Capacity Over 
RHNA Categories 

25%  
103% 
102% 

58%  
155% 

53%  
181% 

43% 
145% 

*The City’s Extremely Low Income (ELI) housing need is assumed to be 50% of the very low RHNA need for the planning 
period.  
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1. Credit Towards RHNA  
 
As shown in Table B-3, the City of Costa Mesa has approved several residential development projects that 
have contributed to meeting the RHNA since the start of the 6th Cycle planning period.  For jurisdictions 
within the Southern California Association of Governments (SCAG) region, RHNA credit may be applied to 
units that received building permits on or after June 30, 2021, consistent with HCD guidance. 
  
The City of Costa Mesa tracks progress toward its 6th Cycle RHNA consistent with California Department of 
Housing and Community Development (HCD) Annual Progress Report (APR) requirements. 
 
Credit toward RHNA reflected in Table B-2 is based solely on residential units for which building permits 
have been issued during the planning period. As defined by HCD, permitted units represent the official 
metric for demonstrating progress toward RHNA. Credit includes only units that have received building 
permits. Credit excludes projects that are either in the application phase or entitled but have not yet 
received building permits.  
 
Based on the City’s 2025 APR, Costa Mesa has issued building permits for 643 units for the 6th cycle 
planning period. These units represent the City’s cumulative credited progress toward its RHNA obligation 
for the 6th Cycle planning period. 

 

Table B-3:  RHNA Credit – Permitted Units by Affordability 

Income Category Deed-Restricted Units 
Non-Deed  

Restricted Units 
Total Units 

Very Low Income 202 72 274 

Lower N/A 195 195 

Moderate N/A 79 79 

Above Moderate N/A 95 95 

Total 202 441 643 

Source: City of Costa Mesa 2025 Annual Progress Report, Table B (cumulative totals across planning period) 

 
 
Demonstrating Affordability 
 
For units credited toward the lower-income RHNA categories (very low- and low-income), the City 
documents affordability consistent with HCD’s APR requirements. 
 

• Deed-Restricted Units: For deed-restricted units, affordability was determined based on affordable 
housing regulatory agreements and covenants.  

• Non-Deed-Restricted Units: For non-deed-restricted units counted toward lower-income RHNA 
categories, affordability was determined based on a survey of comparable rents or sales prices. 
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Project-specific questionnaires evaluating expected rents or prices, SCAG ADU Affordability 
Analysis (for permits that were submitted to the City in 2023 or earlier) and project-specific data. 
These methods are used to demonstrate that rents or sales prices are consistent with affordability 
thresholds for lower-income households, in accordance with HCD guidance. 
 

A portion of the lower-income units, particularly ADUs, were determined to be affordable based on: surveys 
completed by the applicant as part of the permit review process, regional analytical tools supporting 
affordability assumptions, observed market rents, smaller unit size and lower construction costs. These 
units are not subject to long-term affordability restrictions; however, applicants’ documentation to 
demonstrate that they meet affordability criteria at the time of permitting. 
 
Conclusion 
 
Consistent with HCD guidance, Costa Mesa’s RHNA progress is measured using building permits issued, 
rather than earlier development milestones such as applications or entitlements. As of the 2025 reporting 
year, the City has credited 643 units toward its RHNA based on cumulative permitting activity during the 
6th Cycle planning period. This demonstrates continued advancement toward meeting the City’s housing 
obligations through projects that have reached the construction-ready stage. 
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Table B-2: Units Permitted 

Address 
Building Permit 

Number 
Date Issued Type Income Category 

900 W 20th Street BC21-00060 7/6/2021 ADU Low 

2994 Croftdon Street, 
Unit B 

BC21-00123 7/7/2021 ADU Moderate 

1850 Paros Circle BC20-00583 7/7/2021 ADU Moderate 

230 Sherwood Place, 
Unit B 

BC20-00469 7/12/2021 ADU Low 

257 Knox Place BC21-00228 7/16/2021 ADU Moderate 

2175 Tustin Avenue,  
Unit C 

BC21-00121 7/20/2021 ADU Low 

2545 Westminster Avenue, 
Unit B 

BC21-00225 7/20/2021 ADU Low 

281 E 20th Street BC20-00376 7/27/2021 SFR Above Moderate 

281 E 20th Street, 
Unit B 

BC20-00376 7/27/2021 ADU Low 

118 Magnolia Street, 
Unit B 

BC21-00261 8/11/2021 ADU Low 

382 Ramona Way, 
Unit B 

BC21-00110 8/11/2021 ADU Low 

700 W 20th Street, 
Unit D 

BC21-00296 8/12/2021 ADU Very Low 

482 E 20th Street, 
Unit A 

BC21-00321 8/13/2021 ADU Low 

2049 Monrovia Avenue, 
Unit B 

BC21-00113 8/31/2021 ADU Moderate 

536 Caleigh Lane BC19-00957 9/8/2021 SFR Above Moderate 

324 Costa Mesa Street, 
Unit B 

BC20-00578 9/20/2021 ADU Low 

227 Mesa Drive, 
Unit B 

BC21-00140 9/22/2021 ADU Moderate 

330 Ogle Street, 
Unit B 

BC21-00355 9/27/2021 ADU Low 

379 E 19th Street, 
Unit B 

BC21-00190 9/28/2021 ADU Low 

861 Joann Street,  
Unit B 

BC21-00269 9/28/2021 ADU Moderate 

1951 Rosemary Place BC20-00111 9/28/2021 SFR Above Moderate 

1951 Rosemary Place, 
Unit B 

BC20-00111 9/28/2021 ADU Moderate 

1939 Continental Avenue,  
Unit B 

BC21-00166  10/5/2021 ADU Very Low 

1984 Orange Avenue BC21-00461 10/13/2021 ADU Moderate 

2510 Carnegie Avenue BC21-00339 10/14/2021 ADU Low 

974 Linden Place BC21-00137 10/14/2021 ADU Very Low 

2687 Elden Avenue, 
Unit B 

BC21-00530 10/18/2021 ADU Low 

320 Colleen Place BC21-00334 11/5/2021 SFR Above Moderate 

320 Colleen Place, 
Unit B 

BC21-00333 11/5/2021 ADU Low 
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Table B-2: Units Permitted 

Address 
Building Permit 

Number 
Date Issued Type Income Category 

3078 Roanoke Lane, 
Unit B 

BC21-00265 11/5/2021 ADU Moderate 

246 Cecil Place BC21-00293 11/16/2021 SFR Above Moderate 

2014 Maple Avenue, 
Unit 108 

BC21-00534 11/22/2021 ADU Low 

2014 Maple Avenue, 
Unit 109 

BC21-00535 11/22/2021 ADU Low 

466 E 18th Street, 
Unit B 

BC21-00408 11/23/2021 ADU Low 

257 Flower Street BC21-00644 12/3/2021 SFR Above Moderate 

2458 Norse Avenue BC21-00626 12/3/2021 SFR Above Moderate 

2845 Ellesmere Avenue, 
Unit B 

BC21-00341 12/7/2021 ADU Low 

473 Ogle Street BC21-00694 12/14/2021 SFR Above Moderate 

363 Rochester Street BC21-00625 12/20/2021 ADU Low 

 

 Projects in the Pipeline  
 

Projects in the Pipeline 
Development projects that are in the planning process but have not received land use approvals or building 

permit are considered “in the pipeline.” For applications submitted for a land use approval, projects are 

considered “pending” until the necessary land use approvals are issued, at which point a project is deemed 

“approved.” Once a building permit is issued, the project is identified as “building permit issued.” When 

project construction is completed, and all necessary building safety inspections have been completed a 

certificate of occupancy or “final building permit” is issued.  

While the City has several projects in the development pipeline, it does not rely on pipeline projects to 

meet its RHNA obligations. Instead, pipeline projects are reviewed to understand prevailing development 

trends and to inform site selection. The characteristics of submitted projects helped guide the identification 

of suitable sites for inclusion in the inventory. 

Pursuant to the HCD Housing Element Site Inventory Guidebook Government Code Section 65583.2, for 

projects yet to receive their certificate of occupancy or final building permit, the element must demonstrate 

that the project is expected to be built within the planning period.   The City believes that many of these 

“in the pipeline” housing units are likely to be developed within the planning period and could further the 

City’s efforts in reaching its required RHNA, if/once developed. Although “projects in the pipeline” are not 

included as “candidate housing sites”, they represent opportunities for future housing construction in Costa 

Mesa within the planning period. If/when these housing units are built, the units will count toward 

achieving the City’s RHNA allocation as mandated by State law.  

The below summary includes housing projects at various planning/development stages, and consist of 

potential housing developments of various sizes, types and housing affordability ranges.  The summary 

includes recent housing projects that have been submitted for land use approvals at this time but are not 
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yet “approved”; projects that are “approved” but no building permits have been issued or applied for; and 

other housing projects that City staff is working on in partnership with other entities or agencies to develop 

housing resources in the City.  

• Senior Housing Project at the Senior Center (Jamboree Housing ENA) – On July 21, 2020, the City 
Council approved an Exclusive Negotiating Agreement (ENA) with Jamboree Housing Corporation 
in determining the feasibility, and potential terms, for the right to acquire a long-term leasehold 
interest in an approximately 0.90-acre portion of the parking lot at the Senior Center property to 
develop a senior housing project.  The conceptual density study plans envisioned the potential for 
60 senior affordable dwelling units at the site. An application for an Urban Master Plan Screening 
for the proposed project was submitted in November 2021 and staff continues to work with the 
applicant to bring the project forward for a decision.   

• This site has been designated as a Housing Element site and has been moved to the sites 

inventory.  

• Urban Plan Screening Project (1711 & 1719 Pomona Avenue) – On November 16, 2021, 

the City Council considered an Urban Plan Screening of a Master Plan request for eight live/work 

units on a 0.46-acre lot. The proposed Master Plan includes a deviation request from the Urban 

Plan’s live/work standards for minimum lot size. The urban planning screening process is the City’s 

first stage of development review for projects proposed in mixed-use overlay districts.  The Council 

generally supported the project’s concept, including the request for a deviation from minimum lot 

size and provided the applicant guidance for the project proposal to include in a future application 

for Planning Commission consideration. This site has been designated as a Housing Element site 

and has been moved to the sites inventory 

• Urban Plan Screening Project (1540 Superior Avenue) – On January 18, 2022, the City Council is 
scheduled to consider an Urban Plan Screening request for nine live/work units on a 0.44-acre 
lot.  The Urban Plan screening process is the City’s first stage of development review for projects 
proposed in mixed-use overlay districts.  After the City Council screening, the applicant will use the 
City Council’s guidance to include in a future application for Planning Commission consideration. 
This site has been designated as a Housing Element site and has been moved to the sites inventory. 

• One Metro West (1683 Sunflower Avenue) – The proposed project is a mixed-use development 
and consists of residential, specialty retail, creative office, and recreational uses. The project is 
proposed to include up to 1,057 dwelling units (anticipated to be rental units), 25,000 square feet 
of commercial creative office, 6,000 square feet of specialty retail, and 1.5-acres of public open 
space. The proposed development includes three multi-family residential structures with a 
maximum building height of seven stories; one stand-alone office building up to four stories in 
height; tenant-serving commercial retail space integrated into one of the residential structures; 
open space; landscaping; streetscape improvements; and a Class-I bike trail system on Sunflower 
Avenue providing access to the Santa Ana River Trail. The project was approved by City Council in 
2021.  The project includes 10 percent (106 units) of the residential development project 
component to be affordable (67 very low income units and 39 low income units) for 40 years.  The 
proposed Project is subject to Measure Y, as codified in Article 22, Chapter IX of Title 13 (Zoning) 
of the Costa Mesa Municipal Code. Pursuant to Measure Y, after final approval by the City Council, 
including all CEQA review, the voters must then approve the Project.  

• This site has been designated as a Housing Element site and has been moved to the sites 
inventory. 
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• Costa Mesa Village (2450 2540 Newport Boulevard) – Costa Mesa Village is an existing 97-unit 
SRO/efficiency development which was redeveloped many years ago from an existing motel. An 
application to update and amend the original entitlement (which allowed for the conversion of the 
former motel into an SRO/efficiency unit development) was submitted in November of 2021. The 
intent of the Conditional Use Permit amendment is to modify and update the conditions of the 
original entitlement while adhering to the City of Costa Mesa’s recent SRO policy.  The update will 
include revisions to enhance project housing and social services to qualified low-income individuals 
and persons with disabilities. Up to 23 of the 97 housing units are anticipated to be supported by 
Section a 811 subsidy administered by the California Housing Finance Agency (CalHFA) for persons 
with developmental disabilities, with the remaining units to continue as affordable housing units 
for individuals living/working in the City of Costa Mesa. The project is expected to be heard by the 
Planning Commission on January 24, 2022, with the final decision by the City Council thereafter. 

• The City has issued building permits for these projects therefore they are counted as part of 
credit towards the RHNA reflected in the City’s APR and Table B-1.  

• Project Homekey – On November 16, 2021, the City Council directed staff to collaborate with the 
County of Orange and associated development partners to submit application(s) for the Homekey 
Program grant funding for the acquisition, rehabilitation and conversion of one or two motel 
locations proposed for permanent supportive housing.  City staff have been working with several 
existing motel owners of properties that range between approximately 40 to 90 units. The 
proposals will provide direct permanent supportive housing with funding from the City of Costa 
Mesa, the County and (if awarded) Homekey grant funds from the State. The target population for 
these units would include at risk or currently homeless individuals and seniors, age 62 and over, 
and chronic homeless individuals and couples, with a subset of the units for eligible persons that 
qualify for Mental Health Services Act (MHSA) programs. Because the City operates the 72 bed 
Bridge Shelter on Airway Avenue, the Homekey Program could provide a seamless opportunity to 
stabilize this most vulnerable population where supportive services are provided on site, in the 
expedited Homekey permanent supportive housing model. 

• The City has issued building permits for these projects therefore they are counted as part 
of credit towards the RHNA reflected in the City’s APR and Table B-1.  

• The Plant (765-767 Baker Street and 2972 Century Place) – This project consists of the proposed 
renovation of three existing commercial buildings (containing the former Car Mart and Plant Stand) 
totaling 19,100 square feet, for retail and restaurant uses surrounding a central courtyard area. In 
addition, new buildings are proposed consisting of two greenhouse structures which will contain 
food stall uses, and a four-story mixed-use building with 48 residential units, 14 live/work units, 
and 2,570 square feet of workshop/maker office space above a two-level parking structure. This 
project was approved by the City Council in 2019.  

• This site has been designated as a Housing Element site and has been moved to the sites 
inventory. 

• Families Forward (Pomona Avenue) – Families Forward, founded in 1984, is committed to 
preventing and ending family homelessness in Orange County. Families Forward has acquired and 
is working on plans to rehabilitate and expand a multi-family property on Pomona Avenue.  At 
completion, the project will include the interior and exterior renovation of the existing 6 units and 
the addition of 2 new accessory dwelling units that will collectively house 8 families at risk of, or 
experiencing, homelessness. Families Forward has submitted preliminary plans to the City and are 
working to advance construction plans which are expected to be submitted to the City for 
expedited review in January 2022.  The project will be owned and operated by Families Forward 
but is being constructed as a collaboration between Families Forward and HomeAid of Orange 
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County.  Families Forward will provide wrap-around services to low- to moderate-income family 
residents and provide a case manager, housing resource specialist, and other professionals to build 
a plan toward self-sufficiency. The families will also receive supportive services such as counseling, 
career coaching and access to our food pantry.  
In 2020, Families Forward helped house and bring an end to homelessness for 15 Costa Mesa 
families (49 adults and children), with 33 Costa Mesa families accessing the Families Forward food 
pantry and taking another step towards stability. When complete, the Pomona project will serve 
as an entry point for families in and near Costa Mesa.  Also, on November 17, 2020, the City Council 
approved a Subrecipient Agreement with Families Forward to establish a Tenant Based Rental 
Assistance (TBRA) program to assist qualified, very low-income households who are current 
residents of Costa Mesa (or households with strong community ties to Costa Mesa).   

For a variety of reasons, not all projects in the pipeline complete the planning approval or building permit 

process and are built and occupied. However, these projects provide an indication of what future housing 

construction may include within the Housing Element planning period.  As indicated above, City staff will 

continue to work with the aforementioned project applicants and other City housing efforts to reach the 

City’s goals.  
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Figure B-1: Housing Element Sites (All Income Categories) 
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Figure B-2: Map of Candidate Housing Sites (By Zoning) 
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Figure B-2: Map of Candidate Housing Sites (SoBECA Focus) 
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2. Selection of Sites - Redevelopment of Non-Vacant Sites for 

Residential Uses 
 

The City of Costa Mesa has identified sites with sufficient capacity to accommodate its 2021–2029 RHNA. 

In total, 167 parcels have been identified across a range of zones, specific plan areas and overlay districts. 

Rezoning Status: As of April 2026, the City completed the required rezoning of all Housing Element sites at 

the densities specified in Table B-8 to permit residential development, as reflected in Resolution No. 2026-

11, 2026-12. in compliance with Government Code § [65583 and 65583.2 (c)]. Accordingly, Program 3C 

(Update the North Costa Mesa Specific Plan), Program 3D (Update the City’s Urban Plans and Overlays) and 

Program 3N (Candidate Sites Used in Pervious Housing Elements) have been completed.  

A. Overview   

All identified sites have been evaluated to determine the extent to which on-site uses are likely to redevelop 

within the planning period. The analysis found that a number of existing uses  (identified in Table B-8) are 

either permanently closed or available for lease.  Many of the uses are in multi-tenant commercial centers 

with one ownership and most show little to no evidence of recent investment or redevelopment.   

When assuming the potential for low/very low-income development on non-vacant parcels,   state law 

requires that the City analyzes the following: 

• Analysis of leases where possible, that would prevent redevelopment of the site,  

• The extent to which existing uses may constitute an impediment to the future residential 

development within the planning period, 

• Record of converting existing uses to higher density residential uses,  

• Current market demand for the existing use,  

• Development trends and market conditions, and  

• Regulatory or other incentives to encourage redevelopment.  

Lease Analysis 

Existing lease agreements on infill and non-vacant properties present a potential impediment to residential 

development within the planning period.  State law requires the City to consider lease terms in evaluating 

the use of non-vacant sites; however the City does not have access to lease agreements or other 

contractual agreements amongst parties because they are private documents.  Therefore, the City has 

conducted an analysis to identify sites that show characteristics indicating they are likely to redevelop 

within the planning period, including past performance, an on-the ground existing use analysis and a market 

analysis to understand cost of land, construction, and development trends in Costa Mesa.  

To identify sites with existing uses that have the potential to redevelop into housing or that the existing use 

will not be an impediment to additional redevelopment, the City developed objective redevelopment 

criteria based on characteristics observed in sites that have successfully redeveloped into housing during 

the current and prior planning cycles. After applying these criteria and confirming suitability, the City 

conducted (and is continuing to conduct) outreach to property owners, developers, and the broader 
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community. Based on feedback from this outreach, additional refinements were made, including the 

removal and addition of sites to ensure a realistic and achievable sites inventory. Where the City received 

explicit property owner requests to include a site or documented developer interest, this information is 

noted alongside the respective site in the inventory. The analysis also notes where the City received an 

interest letter from a developer or property owner.  

B. Application of Objective Threshold Criteria:  
As a first step in identifying sites to accommodate the RHNA, the City established threshold redevelopment 

criteria to guide site selection. These threshold criteria are based on characteristics observed in prior 

Housing Element sites that successfully redeveloped into residential uses. The criteria are as follows: 

• Existing uses fall within the development classifications (typologies) identified in the section below 

as having demonstrated redevelopment potential in the City; and 

• The site has a utilization rate (“percent occupied”)  of 50% or less, with the exception of two sites. 

To determine utilization rate, the City evaluated the relative intensity of existing development on each site 

by comparing existing building square footage to the maximum development permitted under the 

applicable floor area ratio (FAR). This calculation expressed as “% Occupied” indicates the extent to which 

each site is currently utilized. Sites with lower utilization rates are considered more likely to redevelop 

because existing improvements occupy a limited portion of the site’s total development capacity, indicating 

that the current use is not a significant impediment to redevelopment and may be accommodated or 

replaced as part of future development. 

All Housing Element sites meet the threshold criteria described above except for sites listed in Table B-4. 

2026 Housing Element Amendment:  

To offset the removal of several sites in March 2026, the City added 89 sites as part of the second 2026 

Housing Element Amendment. For these additional sites, the City conducted a detailed screening process 

to ensure that replacement sites exhibit strong redevelopment potential. All new sites added as part of this 

amendment were required to meet the following threshold criteria: 

• Utilization rate of less than 60%:  

o While the screening threshold was set at 60%, most sites are well below this level. Of the 

89 new sites:  

▪ 36 sites have utilization rates between 0–30% 

▪ 30 sites fall between 31–50% 

▪ 10 sites fall between 51–59% 

• Improvement-to-land value (ILV) ratio of less than 1.0 

o Of the 89 new sites:  

▪ Approximately 57 (60%) have an ILV ratio of less than 0.5 

▪ The remaining sites have an ILV between 0.5 and 1.0 

• Building age greater than 40 years 

In addition, as part of the second 2026 amendment process, the City conducted targeted outreach to 

property owners and the broader community. Property owners were notified of the potential inclusion of 
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their properties in the Housing Element sites inventory, and the City held a public workshop to solicit input 

and confirm the appropriateness of the proposed sites. Feedback from this outreach informed final site 

selection and refinement. 

All new sites added through the second 2026 amendment meet the threshold criteria described above, 

with the exception of the sites identified in Table B-4. Based on the combination of low utilization, low 

improvement-to-land value ratios, older building stock, and consideration of AFFH factors—along with 

input received through outreach—these sites are considered suitable and likely to redevelop with 

residential or mixed-use development during the 6th Cycle planning period. The low level of existing site 

utilization indicates that current uses do not fully occupy the sites’ development capacity and are therefore 

unlikely to present a significant impediment to redevelopment. 

Sites Included Based on Additional Redevelopment Evidence:  

As noted above, the City initially screened sites using objective threshold criteria, including degree of 

underutilization, building age, and improvement-to-land value. However, certain sites were retained or 

added to the inventory based on additional site-specific evidence demonstrating that redevelopment 

during the planning period is realistic. 

Table B-4 includes a separate analysis of sites that may not meet every objective screening threshold; 

however, the City determined that other factors support their inclusion in the sites inventory. This section 

identifies those sites and describes the site-specific information used to substantiate their redevelopment 

potential.  

Table B-4: Additional Redevelopment Information  

APN  % 
occupied  

ILV  RHNA 
Units  

Building 
age  

Development 
Classification  

Additional Information  

139-031-
42 

51%  .30 576 
units  

1976 A  This site is under the 60% utilization 
threshold, has an ILV of less than 
1.0, and meets development 
classification A. The city has 
received interest in the potential 
redevelopment of the site. Existing 
single-story light industrial/office 
uses on large site.  In addition, the 
site has extensive areas for 
residential development. 

419-112-
02 

24% 1.16 6  1963 C  While the site has an improvement-

to-land value (ILV) ratio slightly 

above 1.0, it is significantly 

underutilized (approximately 24%) 

and meets development 

classification C. The site is currently 
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Table B-4: Additional Redevelopment Information  

APN  % 
occupied  

ILV  RHNA 
Units  

Building 
age  

Development 
Classification  

Additional Information  

developed as a gas station with 

surface parking along Newport 

Blvd., There is a track record of non-

residential sites being cleaned-up 

and redeveloped for housing in 

Costa Mesa.  

426-262-
06 

42% 1.23 10 1940 C  ILV above 1.0 (1.23); however, the 

site is moderately underutilized 

(42%) and meets development 

classification C. Existing car wash 

use along Newport Blvd. and is 

considered redevelopable based on 

City experience.  

424-281-
22 

30% 1.52 90  1956 B  ILV above 1.0 (1.52); however, the 

site is underutilized (30%) and 

meets development classification B. 

Existing self-storage use is 

considered redevelopable based on 

City experience.  

418-161-
02 

34% 2.41 23 1976 C ILV above 1.0 (2.41); however, the 

site is underutilized (34%) and 

meets development classification C. 

The site is a shuttered gas station .  

439-311-
06 

47% 2.67 27 >40 years C  ILV above 1.0 (2.67); however, the 
site is moderately underutilized 
(47%) and meets development 
classification C. The site is currently 
developed as a restaurant that has 
closed and is In close proximity to 
residential development. 

439-081-
02 

34% 2.89 21 1984 B, C ILV above 1.0 (2.89); however, the 
site is underutilized (34%) and 
meets development classification B 
and C. The existing U-Haul/self-
storage use is adjacent to 
residential development. 
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Table B-4: Additional Redevelopment Information  

APN  % 
occupied  

ILV  RHNA 
Units  

Building 
age  

Development 
Classification  

Additional Information  

425-432-
10 

132% 0.86 35  >40 years B, C The site occupies 132%, however 
the ILV is below 1.0 (0.86) and 
meets development classification B 
and C. The existing self-storage use 
(Public Storage) is located across 
the street from residential 
development.  

422-291-
04 

108% 0.27 44 1976 B  The site occupies 108%, however 
the ILV is significantly below 1.0 
(0.27) threshold and meets 
development classification B. 
Existing use is Public Storage/self-
storage use adjacent to residential 
development.  

426-121-
12 

100% 0.24 24 1976 C  The site occupies 100%, however 
the ILV is significantly below 1.0 
(0.24) threshold and meets 
development classification C. The 
existing use is  light industrial and 
the property is adjacent to 
residential development. 

426-053-
01 

89% 0.73 23 1973 C, D  The site occupies 89%, however the 
site has an ILV below 1.0, and meets 
development classification C and D. 
The existing use is Ali Baba Motel 
along Newport Blvd.  The City has a 
record of converting motels to 
housing. 

426-121-
15 

79% 0.38 4 1970 C  While the site is moderately utilized 
(79%), the ILV is below 1.0 (0.38) 
threshold and meets development 
classification C. The existing use is 
an auto related use. The site is 
adjacent to two vacant properties.  

426-262-
16 

73% 0.28 4 1987 C  While the site is moderately utilized 
(73%), the ILV is significantly below 
1.0 (0.28) threshold and meets 
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Table B-4: Additional Redevelopment Information  

APN  % 
occupied  

ILV  RHNA 
Units  

Building 
age  

Development 
Classification  

Additional Information  

development classification C. The 
existing use is commercial along 
Newport Blvd. and is adjacent to 
residential development.  

139-031-
62 

(One 
Metro 
West)  

66% 0.62 1,057 1975 A  This site is an entitled project 
known as One Metro West. While 
the site slightly exceeds the 
utilization threshold, it has an 
improvement-to-land value (ILV) 
ratio below 1.0 and was included in 
the inventory due to its entitled 
status and high likelihood of 
redevelopment into actual built 
units as allowed by the One Metro 
West Specific Plan. The existing use 
was manufacturing/warehousing. 

139-652-
02 

61% 0.61 153 1978 A  This site is marginally over the 
utilization threshold (61%), 
however the ILV is below the 1.0 
(0.61) threshold and meets 
development classification A. The 
existing use is manufacturing and 
distribution. Specific plans in Costa 
Mesa and an adjacent city would 
result in housing in the area. 

426-262-
01 

65% 0.11 6 1975 C  This site is marginally over the 
utilization threshold (65%), 
however it is significantly below the 
ILV threshold (0.11) and meets 
development classification C. The 
existing use is auto service related 
and the site is on Newport Blvd 
near residential development.  

426-262-
03 

85% 0.22 8 1950 C  While this site is over the utilization 
threshold (85%), it is significantly 
below the ILV threshold (0.22) and 
meets development classification C. 
The existing use is commercial and 
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Table B-4: Additional Redevelopment Information  

APN  % 
occupied  

ILV  RHNA 
Units  

Building 
age  

Development 
Classification  

Additional Information  

it is on Newport Blvd. adjacent to 
residential development.  

426-121-
40 

78% 0.18 13 1980 C  While this site is over the utilization 
threshold (78%), it is significantly 
below the ILV threshold (0.18) and 
meets development classification C. 
The multi-tenant building is vacant. 

 

C. Development Classifications (Typologies) 
As part of the  housing sites analysis, the City evaluated recent residential projects that have redeveloped 

within non-residentially zoned areas.  The zoning, use prior to redevelopment, and a brief project analysis 

of the approved development plan, are shown in Table B-5.  The analysis showed that prior uses on these 

redeveloped sites were similar in nature to existing uses on many sites identified in the sites inventory in 

Table B-8.  Based on the information provided in Table B-5, the City created a classification system for sites 

with characteristics that are applicable to the candidate sites inventory.  The intent of this classification 

system is to draw parallels from past development, staff knowledge, and trends in development to the 

potential future development of the candidate housing sites identified. These classifications are based in 

real past development that has occurred within the City. While some comparisons may not be an exact 

match for the sites identified, they show a strong correlation with the understanding that every parcel is 

unique in terms of site characteristics, existing use, ownership, and other factors which can affect future 

development.  The development classes are generally defined as: 

• Development Class A: Uses on these sites prior to redevelopment included either light industrial 

such as manufacturing, assembly, processing, packaging, or storage of products takes place or 

office type uses.  These are areas that previously served commercial or office businesses and have 

redeveloped throughout the city based on property owner interest and market trends.  This also 

includes uses within the North Costa Mesa and SoBECA areas. 

• Development Class B: Uses on these sites prior to redevelopment included self-storage, vehicle 

storage, and industrial uses.  Many of these sites are located within the Mesa West or 19 West 

areas which covers a large portion of the industrial areas south of I-405.  

• Development Class C: Uses on these sites prior to redevelopment included primarily commercial 

uses including gas stations and underutilized surface parking lots along Harbor Boulevard, Newport 

Boulevard and other major commercial corridors.  These projects are typically in a mixed-use 

setting, whether within the same development or directly adjacent.  Many of these sites are within 

the  Newport Boulevard Specific Plan area.  
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• Development Class D: These sites are potential motel conversions within the City.  The City is 

continuing to pursue Project Homekey funds and other resources to encourage the redevelopment 

of motels in coordination with property owners and service providers. 

D. Field Survey Assessment  
In addition to applying objective screening criteria (ILV, building age and utilization) and reviewing existing 

uses to meet development classifications, City staff, in coordination with the Economic Development 

Division, conducted a field-based survey and site reconnaissance to further evaluate redevelopment 

potential. 

This effort included on-the-ground observation of site conditions to identify vacancies, underutilized 

properties, aging structures, and broader patterns of disinvestment at the block and corridor level. The 

field survey supplemented the quantitative analysis (e.g., utilization and ILV) by providing real-world 

context regarding site activity, tenant occupancy, and overall economic viability. Observations from this 

effort informed the identification and refinement of sites included in the Housing Element inventory. 

E. Community Input on Sites Selection 
The City initially identified sites based on objective criteria, including improvement-to-land value (ILV), 

building age, and degree of utilization, and then evaluated them for consistency with established 

development typologies. Throughout this process, the City also incorporated community input, which 

played an important role in informing site identification and selection. 

As part of the 2021 housing element update, tThe City had conducted multiple public outreach meetings, 

including district specific meetings where community members gave input on areas of importance within 

their district.  This information was collected as notes on maps of each district and can be found in Appendix 

C.  Community members also provided feedback on potential housing development types and focus areas 

on the online community survey.  Additionally, draft versions of the sites inventory were discussed at both 

Planning Commission and City Council study sessions, with decision makers providing input and community 

members able to make public comments.   

Lastly, the City held discussions with major property owners within the City to better understand their long-

range plans for development of the properties under their ownership.  The City used these discussions to 

more accurately determine potential unit yield and affordability assumptions for some of the identified 

candidate housing sites.  Additional information is provided for specific properties in Table B-85.   

2026 Housing Element Amendment:  

As part of the inclusion of additional sites in this 2026 Housing Element Amendment, the City undertook a 

comprehensive and proactive outreach and engagement process to ensure transparency and meaningful 

community participation. The City formally notified all property owners of sites under consideration for 

inclusion in the updated inventory. Property owners were invited to participate in the review process and 

to provide input regarding site suitability, development feasibility, and long-term plans. The City also held 

two dedicated stakeholder meetings and workshops focused specifically on the candidate sites, allowing 

for more in-depth discussion of site-specific conditions, constraints, and opportunities.  
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Where the City received explicit property owner requests to include a site or documented developer 

interest, this information is noted alongside the respective site in the inventory.  

2026 Housing Element Rezone:  

In addition to property owner notification, the City conducted targeted outreach throughout the rezoning 

process, including public workshops and informational meetings designed to inform both affected 

stakeholders and the broader community. These workshops provided an opportunity for participants to ask 

questions, express concerns, and offer feedback on proposed zoning changes and development 

assumptions. Through this expanded outreach effort, the City was able to further the sites inventory 

effectively incorporating community and stakeholder feedback to ensure that the rezoning program and 

2026 housing element amendment reflects both community priorities, and realistic development 

conditions.  

1. Redevelopment of Non-Vacant Sites for Residential Uses 
The City of Costa Mesa does not have sufficient vacant land available to accommodate fifty percent of their 

low/very-low income RHNA.  To accommodate the need at all income levels, the City has analyzed sites 

within non-residentially zoned areas that permit residential development through Specific Plans, Urban 

Plans, or Overlays.  The City also evaluated and included parcels not currently within Urban Plans which will 

be added when those Urban Plans are amended as part of Programs 3B and 3C.   

As the City cannot accommodate 50 percent of the low/very low income RHNA, state law requires that the 

City analyze the following: 

• Analysis of leases that would prevent redevelopment of the site,  

• The extent to which existing uses may constitute an impediment to the future residential 

development within the planning period, 

• The City’s past experience with converting existing uses to higher density residential uses,  

• Current market demand for the existing use,  

• Development trends and market conditions, and  

• Regulatory or other incentives to encourage redevelopment.  

Lease Analysis 
Existing lease agreements on infill and non-vacant properties present a potential impediment that may 

prevent residential development within the planning period.  State law requires the City to consider lease 

terms in evaluating the use of non-vacant sites, however the City does not have access to private lease 

agreements or other contractual agreements amongst parties because they are private documents.  

Therefore, the City has conducted an analysis to identify sites that show characteristics indicating they are 

likely to redevelop within the planning period, including past performance, an on-the ground existing use 

analysis and a market analysis to understand cost of land, construction, and development trends in Costa 

Mesa.   

F. Experience Developing Non-Vacant Sites for Residential Uses 

(Development Trends) 
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As part of the candidate housing sites analysis, the City has evaluated recent projects that have redeveloped 

within non-residentially zoned areas that included residential units.  Those projects, including the zoning, 

use prior to redevelopment, and a project analysis of the approved development plan, are shown in Table 

B-3.  The City’s analysis showed that prior uses on these redeveloped sites were similar in nature to the 

existing uses on sites identified within the sites inventory in Table B-6.  Based on the information provided 

in Table B-3, the City has created a classification system for sites with characteristics that are applicable to 

the candidate sites inventory.  The intent of this classification system is to draw parallels from past 

development and local knowledge and trends in development to the potential future development of the 

candidate housing sites identified.  These classifications are based in real past development that has 

occurred within the City and while some comparisons may not be an exact match for the sites identified, 

they show a strong correlation with the understanding that every parcel is unique in terms of site 

characteristics, existing use, ownership, and other factors which can affect future development.  The 

development classes are generally defined as: 

Development Class A:  Uses on these sites prior to redevelopment included either light industrial or office 

type uses.  These are areas that previously served commercial or office businesses and have redeveloped 

throughout the city based on property owner interest and market trends.  This also includes uses within 

the SoBECA Urban Plan area. 

Development Class B:  Uses on these sites prior to redevelopment included self-storage, vehicle storage, 

and industrial uses.  Many of these sites are located within the Mesa West or 19 West Urban Plan areas 

which covers a large portion of the industrial areas within the City.  

Development Class C:  Uses on these sites prior to redevelopment included primarily commercial uses 

along Harbor Boulevard or another major city commercial corridor.  These projects are typically in a 

mixed-use setting, whether within the same development or directly adjacent.  Many of these sites are 

within the Harbor Mixed-Use Urban Plan area.  

Development Class D:  These sites are motel conversions within the City.  The City is continuing to pursue 

Project Homekey funds to encourage redevelopment of specific motels within the City in coordination 

with property owners and operators of these buildings.  

EX:  Existing proposed project or anticipated project.  

The City has also conducted a parcel specific analysis of existing uses for each of the identified sites.  This 

analysis of existing uses, including indicators of a likelihood that the existing use will redevelop within the 

next eight years, are provided in Table B-86.  This analysis is based on information readily available to the 

City and research that can be found through online research.  The City does not always have access to 

private lease information but has included information that property owners have shared regarding 

individual sites.   

Table B-5 summarizes recent, approved, entitled, and constructed residential and mixed-use projects in 

Costa Mesa to demonstrate local redevelopment patterns and the City’s experience converting 

underutilized commercial, industrial, motel/hotel, office, and vacant sites into housing. The table identifies 

each project’s location, acreage, unit count, density, zoning, prior use, development classification, Tax 

Credit Allocation Committee (TCAC)/HCD resource area, and relationship to similar sites included in the 

sites inventory. Together, these examples show that residential development has occurred across multiple 
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areas of the City, including North Costa Mesa, along Newport Boulevard, Harbor Boulevard, and within the 

Mesa West Bluffs and 19 West Sub-Areas.  Many projects have been built or approved on sites with 

characteristics similar to those identified in the sites inventory. 

This table is intended to support the City’s realistic capacity assumptions by showing that nonvacant and 

underutilized sites in Costa Mesa have a demonstrated pattern of redeveloping with housing, including 

affordable housing, senior housing, live/work units, mixed-use projects, and adaptive reuse projects. The 

examples also help illustrate the types of existing uses that may transition to residential development 

during the planning period, including light industrial buildings, warehouses, auto-related uses, and motels.  
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Address/APN Site 
Size  

Total 
Dwelling 
Units  

Allowable 
Maximum  
Density  

Zoning  Site 
utilization 
(% 

Occupied)  

ILV  Building 
Age  

Uses prior to 
Redevelopment 

Development 
Classification   

TCAC  
Classification  

Area  Project Info 1 Relationship to 
Housing Element 
Sites Inventory  

One Metro 
West  
 

1683 
Sunflower 
Ave 

  
APN:  
139-031-62 

15.74 
acres 

1,057 
units 

 

106 LI 
Units  

90 du/ac MP 66% .62 1975  Light industrial A 
Moderate 
Resource 

North 
Costa 
Mesa 

One Metro West 
is an entitled 
mixed-use project 
consisting of 
residential, office, 
retail and 
recreational uses. 
Prior existing uses 
included light 
industrial; office, 
manufacturing 
and warehousing    

The Sites Inventory 
includes 30 sites 
located in North 
Costa Mesa and 
has a development 
classification as “A”. 
Of these 30 sites, 
all have a utilization 
of less than 60%.  

Senior 
Housing 
Project at the 
Senior Center  
 

695 W 19th 
St 

APN:  
424-211-01 

2.66 

70 LI 
Senior 
units 

 

50 du/ac C1 11% .81 NA 

 

City-owned 
Senior Center 

parking lot 

 
 

N/A 

City-owned 
site 

Low 
Resource 

19 West 
Urban 
Plan 

Entitled Project 

 

 
1 Entitled project (being counted as site, not pipeline project for the purposes of RHNA) 
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Address/APN Site 
Size  

Total 
Dwelling 
Units  

Allowable 
Maximum  
Density  

Zoning  Site 
utilization 
(% 

Occupied)  

ILV  Building 
Age  

Uses prior to 
Redevelopment 

Development 
Classification   

TCAC  
Classification  

Area  Project Info 1 Relationship to 
Housing Element 
Sites Inventory  

Project 
Homekey  
 

1400 Bristol 
Street  
APN: 439-
312-12 

 

3.53 

78 units 

 

76 LI 
Units  

30 du/ac C1 66% 1.62   Motel D 
High 

Resource 

Newport 
Blvd 

Specific 
Plan 

Building Permits 
Issued 

 

Motel  
Conversion 

(Project 
Homekey) 

 
 
 
 
 
 
 
 
 
 
 

The Sites Inventory 
includes a total of 5 
sites with the “D” 

classification where 
existing uses 

generally include 
hotels/motels. 

The Sites Inventory 
includes a total of 5 
sites with the “D” 

classification where 
existing uses 

generally include 
hotels/motels. 

Project 
Homekey  
 

2274 
Newport 
Blvd.  
APN: 426-
053-15 

1.16 
48 LI 
Units  

30 du/ac R2-HD 118% .76  Motel  D 
High 

Resource 

Newport 
Blvd 

Specific 
Plan 

Constructed 
Motel  
 

Conversion Phase 
II (Project 
Homekey) 

Costa Mesa 
Village  
 

2450 
Newport 
Blvd  
 

APN:  
439-281-48 

1.59 
acres 

97 units 

96 LI 
Units 

60 du/ac 

(built 
density) 

C1 87% 1.27 NA Motel D 
Highest 

Resource 

Newport 
Blvd 

Specific 
Plan 

Constructed. 
Costa Mesa 
Vvillage 
converting an 
existing motel to 
provide 97 
housing units 
along with 
wraparound 
services to lower-
income residents 
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Address/APN Site 
Size  

Total 
Dwelling 
Units  

Allowable 
Maximum  
Density  

Zoning  Site 
utilization 
(% 

Occupied)  

ILV  Building 
Age  

Uses prior to 
Redevelopment 

Development 
Classification   

TCAC  
Classification  

Area  Project Info 1 Relationship to 
Housing Element 
Sites Inventory  

and persons with 
disabilities.  

2277 Harbor 
Blvd 

APN:  
422-163-31 

 
200 

units 
 

PDR - 
HD 

  
1950-
1959 

Motel D 
Low 

Resource 

Harbor 
Mixed-

Use 

200-unit 
apartment 
complex on a 
previous motel 
use site.  This 
development is 
located on 
Harbor 
Boulevard.  

Urban Plan 
Project – 
Live/Work 
Units  
 
1711 & 1719 
Pomona 
Avenue 

APN:  
424-081-22 

 

.23 
acres 

8 units 30 du/ac MG 44% 0.069 1936 

Light industrial 
Auto repair 

shop 

B 
Low 

Resource 

Mesa 
West 
Bluff 

Entitled Project:  
 

LLive/work units 

The Sites Inventory 
includes 22 sites in 
the Mesa West 
Bluffs area. Site 
utilization ranges 
from 0-55% and 
majority of the 
uses include in 
warehouses and 
self storage units 
with large surface 
parking lots, light 
industrial related to 
auto repairs.  
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Address/APN Site 
Size  

Total 
Dwelling 
Units  

Allowable 
Maximum  
Density  

Zoning  Site 
utilization 
(% 

Occupied)  

ILV  Building 
Age  

Uses prior to 
Redevelopment 

Development 
Classification   

TCAC  
Classification  

Area  Project Info 1 Relationship to 
Housing Element 
Sites Inventory  

Urban Plan 
Screening 
Project – Live 
Work Units  
 

1540 
Superior  
APN:  
425-351-06 

 

.43 

9 units 

3 LI 
Units 

50 du/ac MG 25% .34 NA 

Light industrial 
– vacant 
building 

B 
Low 

Resource 
19 West 

9 live/work units 
on a 0.44-acre 
lot.   

The Sites Inventory 
includes 20 sites in 
19 West area. 
Majority of the 
sites have a 
utilization of less 0-
50%. Uses on these 
sites include 
warehouses, public 
storage units, and 
auto related uses.  

The Plant 

 

2972 
Century 

Place 

APN: 
418-202-12 

 

.93 62 units 60 du/ac MG 61% .39 
Not 

Available  

Auto repair 
shop with 

surface parking 

Light industrial 
 

A 

 

Moderate 
Resource 

 

SoBECA 

 

Proposed project 
renovating of 
three existing 
commercial 
buildings 
(containing the 
former Car Mart 
and Plant Stand) 
totaling 19,100 
square feet, for 
retail and 
restaurant uses 
and a four-story 
mixed-use 
building with 48 
residential units, 

The Sites Inventory 
includes 32 sites in 
the SoBECA area. 
The existing uses 
include single story 
commercial, 
warehouses and 
auto related uses 
with large surface 
parking lots.  
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Address/APN Site 
Size  

Total 
Dwelling 
Units  

Allowable 
Maximum  
Density  

Zoning  Site 
utilization 
(% 

Occupied)  

ILV  Building 
Age  

Uses prior to 
Redevelopment 

Development 
Classification   

TCAC  
Classification  

Area  Project Info 1 Relationship to 
Housing Element 
Sites Inventory  

14 live/work 
units, and 2,570 
square feet of 
workshop/maker 
office space 
above a two-level 
parking structure.  

125 Baker 
Street 

APN:  
427-021-04 

 

4.2 
240 

units 

57 du/ac 
(built 

density) 

PDR – 
HD 

Not 
Available 

1.12 
Not 

Available  
Industrial and 
office spaces 

A 
Moderate 
Resource 

North 
Costa 
Mesa 

This development 
is a 240-unit wrap 
apartment complex 
on a 4.2-acre 
parcel in a largely 
industrial and 
office area of Costa 
Mesa. The project 
was rezoned from 
CL to PDR-HD. 

The Sites Inventory 
includes 30 sites 
located in North 
Costa Mesa and 
has a development 
classification as “A”. 
Of these 30 sites, 
all have a utilization 
of less than 60%. 

1957 
Newport 
Blvd  
APN:  
419-211-05 

 .94 38 units 30 du/ac 
PDR - 
HD 

Not 
Available 

 
1950-
1959 

Self-storage 
use and trailer 

storage lot 

B 
High 

Resource  
Newport 

Blvd  

38-unit 
condominium 
project along the 
Newport Blvd 
commercial 
corridor.  The 
project was 
rezoned from C1 
to PDR-HD. 

The Sites Inventory 
includes 28 sites in 
the Newport Blvd 
area. Several of 
these sites are 
single-story self 
storages and 
underutilized 
commercial along 
with auto related 
uses and large 
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Address/APN Site 
Size  

Total 
Dwelling 
Units  

Allowable 
Maximum  
Density  

Zoning  Site 
utilization 
(% 

Occupied)  

ILV  Building 
Age  

Uses prior to 
Redevelopment 

Development 
Classification   

TCAC  
Classification  

Area  Project Info 1 Relationship to 
Housing Element 
Sites Inventory  

surface parking 
lots.  

1620 and 
1644 

Whittier Ave. 
 
 
 

5.7 
acres  

89 units 30 du/ac  
MG 

 
 

Not 
Available  

Not 
Available  

Not 
Available 

Industrial use 
(Ametek 

Aerospace and 
Defense) 

B 
Low 

Resource  

Mesa 
West 
Bluffs  

89 live/work 
residential units 

on a former 
industrial use site 
in the Mesa West 
Bluffs Urban Plan 

area. 

The Sites Inventory 
includes 22 sites in 
the Mesa West 
Bluffs area. Site 
utilization ranges 
from 0-55% and 
majority of the 
uses include in 
warehouses and 
self storage units 
with large surface 
parking lots, light 
industrial related to 
auto repairs. 

1500 Mesa 
Verde Drive 

East 

APN: 
139-361-42 

 

7.41 
215 

units 
50 du/ac PDC N/A N/A N/A  Vacant C 

High 
Resource  

Harbor 
Mixed-

Use 
Urban 

Plan area 

This development 
is 215 senior 
apartments 
developed at four 
stories along 
Harbor Boulevard 
directly adjacent 
to existing 
commercial uses.  
This project is an 

The Sites Inventory 
includes 31 sites in 
the Harbor Blvd 
Area. Sites have a 
utilization between 
0-55% and a 
majority of the 
uses include 
underutilized, 
single story 
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Address/APN Site 
Size  

Total 
Dwelling 
Units  

Allowable 
Maximum  
Density  

Zoning  Site 
utilization 
(% 

Occupied)  

ILV  Building 
Age  

Uses prior to 
Redevelopment 

Development 
Classification   

TCAC  
Classification  

Area  Project Info 1 Relationship to 
Housing Element 
Sites Inventory  

example of the 
types of 
horizontal mixed-
use projects.  

commercial, auto 
related, and large 
surface parking.  

1527 
Newport 

Boulevard 

 

2.88 40 units 50 du/ac 
C2 & 
MG 

Not 
Available 

0.86 
Not 

Available 

Industrial uses, 
including boat 

and 
automobile 

repair 

B 
High 

Resource  

19 West 
Urban 
Plan 

40 live/work units 
with ground floor 
commercial/office 
workspaces and 
two stories above 
for residential.   

The Sites Inventory 
includes 28 sites in 
the Newport Blvd 
area. Several of 
these sites are 
single-story self-
storage units  and 
underutilized 
commercial along 
with auto related 
uses and large 
surface parking 
lots. 

132, 134, 
140 

Industrial 
Way 

2.88 22 units 50 du/ac 
C2 & 
MG 

Not 
Available  

0.86 
Not 

Available  

Industrial uses, 
including boat 

and 
automobile 

repair 

B 
Low 

Resource  

19 West 
Urban 
Plan 

22 live/work units 
with ground floor 
commercial/ 

office workspaces 
and two stories 
above for 
residential.   

The Sites Inventory 
includes 20 sites in 
19 West area. 
Majority of the 
sites have a 
utilization of less 
than 0-50%. Uses 
on these sites 
include 
warehouses, public 

1677 

Superior 
Avenue 

2.53 49 units 50 du/ac 
C2 & 
MG 

Not 
Available 

0.97 
Not 

Available 

Gas station and 
a mixture of 
commercial 

B 
Low 

Resource 

19 West 
Urban 
Plan 

49 live/work units 
with ground floor 
commercial/ 
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Address/APN Site 
Size  

Total 
Dwelling 
Units  

Allowable 
Maximum  
Density  

Zoning  Site 
utilization 
(% 

Occupied)  

ILV  Building 
Age  

Uses prior to 
Redevelopment 

Development 
Classification   

TCAC  
Classification  

Area  Project Info 1 Relationship to 
Housing Element 
Sites Inventory  

and industrial 
uses. 

office workspaces 
and two stories 
above for 
residential.   

storage units, and 
auto related uses. 

2025 
Placentia 
Avenue 

APN: 937-
78-210 

1.85 36 units 40 du/ac 
MG 

 

Not 
Available 

0.73  
Not 

Available 

Commercial 
and industrial 
uses, including 

storage and 
repair for boats 

B 
Moderate 
Resource 

Mesa 
West 
Bluffs  

36 live/work units 
with ground floor 
commercial/ 

office workspaces 
and two stories 
above for 
residential.   

The Sites Inventory 
includes 22 sites in 
the Mesa West 
Bluffs area. Site 
utilization ranges 
from 0-55% and 
majority of the 
uses include in 
warehouses and 
self storage units 
with large surface 
parking lots, light 
industrial related to 
auto repairs. 

2095 Harbor 
Boulevard 

1.53 32 units 40 du/ac MG 
Not 

Available 
0.0 

Not 
Available 

Boat yard and 
industrial 
building 

B 
Moderate 
Resource  

Mesa 
West 
Bluffs  

32 live/work units 
with ground floor 
commercial/ 

office workspaces 
and two stories 
above for 
residential.   
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Table B-3: Example Development of Non-Vacant Sites for Residential Uses 

Project 

Address 

Dwelling 

Units 
Zoning 

Use Prior to 

Redevelopment 
Project Analysis 

Development 

Class 

125 Baker 

St. 

240 PDR - 

HD 

Industrial use This development is a 240-unit wrap 

apartment complex on a 4.2-acre parcel in 

a largely industrial and office area of Costa 

Mesa.  The project was built at a density of 

approximately 57 du/ac.  The site was 

previously a light industrial and office uses 

use similar to some of the identified 

candidate housing sites.  The project was 

rezoned from CL to PDR-HD. 

A 

1957 

Newport 

Blvd. 

38 PDR - 

HD 

Self-storage 

use and trailer 

storage lot 

This development is a 38-unit condominium 

project along the Newport Blvd commercial 

corridor.  The site was previously a self-

storage and trailer storage use similar to 

some of the identified candidate housing 

sites.  The project was rezoned from C1 to 

PDR-HD. 

B 

2277 

Harbor 

Blvd. 

200 PDR - 

HD 

Motel use This development is a 200-unit apartment 

complex on a previous motel use site.  This 

development is located on Harbor 

Boulevard and shares many existing 

characteristics with sites identified within 

this corridor in the candidate sites 

inventory.  The project was rezoned from 

C1 to PDR-HD. 

D 

671 W. 

17th St. 

177 MG Brownfield 

development 

(Argotech 

Industries) 

This development is 177 live/work and loft 

residential units and was developed on a 

site that was previously largely surface 

parking area.  This site is in the Mesa West 

Urban Plan area and adjacent to some of 

the sites identified within the candidate 

housing sites analysis.  This project also 

shares many existing use characteristics 

with those identified sites.   

B 

1620 and 

1644 

Whittier 

Ave. 

89 

 

 

 

 

 

MG Industrial use 

(Ametek 

Aerospace and 

Defense) 

This development is 89 live/work residential 

units on a former industrial use site in the 

Mesa West Bluffs Urban Plan area.  Similar 

to 671 W. 17th Street, this site shares many 

geographic and existing use characteristics 

with sites identified in the candidate 

housing sites analysis.   

B 

1500 

Mesa 

215 PDC Vacant 

commercial 

area 

This development is 215 senior apartments 

developed at four stories along Harbor 

Boulevard directly adjacent to existing 

C 
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Table B-3: Example Development of Non-Vacant Sites for Residential Uses 

Project 

Address 

Dwelling 

Units 
Zoning 

Use Prior to 

Redevelopment 
Project Analysis 

Development 

Class 

Verde 

Drive East 

commercial uses.  This project is an 

example of the types of horizontal mixed-

use projects that the City anticipates may 

develop along Harbor Boulevard and 

matches assumptions made in the Housing 

Element.    

1527 

Newport 

Boulevard 

40 C2 & 

MG 

Industrial uses, 

including boat 

and automobile 

repair 

This development is 40 live/work units with 

ground floor commercial/office workspaces 

and two stories above for residential.  This 

development is in the 19 West Urban Plan 

area and previous uses are consistent with 

sites identified within the sites inventory.  

B 

132, 134, 

140 

Industrial 

Way 

22 C2 & 

MG 

Industrial uses, 

including boat 

and automobile 

repair 

This development is 22 live/work units with 

ground floor commercial/office workspaces 

and two stories above for residential.  This 

development is in the 19 West Urban Plan 

area and previous uses are consistent with 

sites identified within the sites inventory.  

B 

1677-

1985 

Superior 

Avenue 

49 C2 & 

MG 

Gas station and 

a mixture of 

commercial 

and industrial 

uses.  

This development is 49 live/work units with 

ground floor commercial/office workspaces 

and two stories above for residential.  This 

development is in the 19 West Urban Plan 

area and previous uses are consistent with 

sites identified within the sites inventory. 

B 

2025 

Placentia 

Avenue 

36 MG Commercial 

and industrial 

uses, including 

storage and 

repair for boats 

This development is 36 live/work units with 

ground floor commercial/office workspaces 

and two stories above for residential.  This 

development is in the Mesa West Bluffs 

Urban Plan area along Placentia Avenue 

and previous uses are consistent with sites 

identified within the sites inventory.   

B 

2095 

Harbor 

Boulevard 

29 PDC Commercial 

buildings and 

gas station 

which had been 

vacant for 

several years.  

This development is 28 single-family homes 

with live/work potential, including ground 

floor commercial/office workspaces and 

two stories above for residential.  This 

development is in the Harbor Mixed Use 

Urban Plan area along Harbor Avenue and 

previous uses are consistent with sites 

identified within the sites inventory.   

C 

1672 

Placentia 

Avenue 

32 MG Boat yard and 

industrial 

building 

This development is 32 live/work units with 

ground floor commercial/office workspaces 

and two stories above for residential.  This 

development is in the Mesa West Bluffs 

Urban Plan area along Placentia Avenue 

B 
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Table B-3: Example Development of Non-Vacant Sites for Residential Uses 

Project 

Address 

Dwelling 

Units 
Zoning 

Use Prior to 

Redevelopment 
Project Analysis 

Development 

Class 

and previous uses are consistent with sites 

identified within the sites inventory.   

 

This analysis of recent sample development projects shows that residential development occurs within the 

City on sites that have existing non-residential uses.  As indicated in the analysis notes, these example sites 

share many characteristics with the candidate housing sites in Table B-6.  This demonstrates that there is 

development potential on these sites as well as interest in developing these types of sites for residential 

uses within Costa Mesa.   

Additional Redevelopment Information  

 

In addition to the: 1) application of objective redevelopment criteria (including building age, site utilization, 

and improvement-to-land value ratios), 2) the analysis of existing uses based on development 

classifications, 3) field survey assessments conducted by City staff, 4) and the consideration of community 

input, 5) the City also conducted further qualitative and market-informed analysis to evaluate the realistic 

development potential of candidate sites included in the 2026 Housing Element Amendment. This analysis 

considered broader redevelopment trends within coastal and high-resource areas. 

 

Overall trends and data indicated that many candidate sites are currently occupied by older building stock 

with limited reinvestment, lower-intensity commercial uses, or transitional uses that are increasingly 

considered underutilized relative to their location and zoning potential. 

 

The analysis also found that broader geographic patterns, including entire blocks characterized by aging 

building stock and fragmented, low intensity uses. These areas are especially well-positioned for 

consolidation and redevelopment, particularly where parcel configurations allow for lot aggregation and 

more efficient site planning. 

 

Location-specific factors further reinforce redevelopment potential. Many of the identified sites are located  

within designated High or Very High Resource Areas, where access to amenities, employment, and transit 

significantly increases market demand for housing. In these areas, the underlying land value is already 

substantial, and the introduction of higher allowable residential densities amplifies redevelopment 

feasibility. 

 

As part of the 2026 amendment, the City evaluated the implications of proposed rezoning on land value 

and development viability. For example, along the Newport Boulevard corridor, allowable densities are 

proposed to increase from approximately 17 dwelling units per acre to 30 dwelling units per acre. This 
increase in development capacity is expected to substantially enhance land value, improving the financial 

feasibility of redevelopment projects and making residential uses more competitive relative to existing 

commercial uses. While precise value increases vary by site, the upzoning establishes a clear economic 

incentive for property owners to transition to higher-density residential or mixed-use development over 

time. 
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Existing Uses on Candidate Sites and Redevelopment Opportunity  
The City has identified and analyzed existing use on candidate sites in Table B-6 below.  As the City is a built-

out community, consisting mainly of commercial retail, industrial and single-family housing, a primary goal 

was to identify sites compatible for the development of multifamily and mixed-use housing as well as not 

displace existing residents. Therefore, the City identified the best possible sites with the most feasible 

opportunity for redevelopment over the next 8 years. In additional to the analysis in Table B-6 the City 

utilized locally available SCAG data to identify the following key indicators that the sites included for low 

and very low-income opportunity are the most appropriate: 

• Nine percent of the sites are within areas identifies as Highest Resource by the TCAC 

• 55 percent of the sites are within areas identified as moderate resource 

• On average, there are 90 healthcare facilities within a one-mile drive from the identified sites 

• On average, there are 4 grocery stores or markets within a one-mile drive from the identified sites 

• 97 percent of the sites identified are within a High-Quality Transit area, meaning the 97 percent of 

sites are within one half-mile of a well-serviced transit stop or a transit corridor with 15-minute or 

less service frequency during peak commute hours. 

Housing Market Analysis  

Recent market indicators continue to show strong housing demand and sustained affordability pressures 

in Costa Mesa and Orange County. According to the California Association of Realtors’ April 2026 Sales and 

Price Report2, the median sold price for an existing single-family home in Orange County was $1,470,000 

in April 2026, up 3.7 percent from $1,417,450 in April 2025. This also represents an increase of 

approximately 31 percent from the $1,120,000 Orange County median home price cited in the prior 2021 

analysis. C.A.R. also reported that, statewide, the median time on market was 21 days and the statewide 

sales-price-to-list-price ratio was 100.0 percent, indicating continued competition for available homes.  

Orange County market data similarly reflects continued demand. As of March 2026, Redfin3 reported that 

Orange County homes sold for a median price of $1,260,000, up 4.9 percent year-over-year, with homes 

selling after a median of 36 days on the market. The countywide sale-to-list price ratio was 99.7 percent, 

and approximately 36.6 percent of homes sold above list price. 

Current new-construction indicators also point to high-cost housing conditions. Realtor.com reported that 

new construction homes for sale in Costa Mesa had a median listing price of approximately $1,532,000 and 

spent an average of 48 days on the market, with only a limited number of new construction listings 

available. Together, these indicators demonstrate that Costa Mesa and the broader Orange County market 

remain high-cost, competitive housing markets, supporting the continued need for additional housing 

production and a broader range of housing opportunities.In addition to an on-the-ground existing use 

analysis, the City of Costa Mesa has market conditions to facilitate the redevelopment of non-vacant sites 

for residential. Table B-3 above shows that a total of 1,167 dwelling units have been constructed through 

redevelopment in the City. Additionally, a California Association of Realtors report for Historic Housing 

trends shows that the average time a unit spends on the market in Orange County is just 18.6 days in the 

 
2 California Association of Realtors, “April Home Sales and Price Report,” May 19, 2026, accessed May 20, 2026, 

https://www.car.org/aboutus/mediacenter/newsreleases/2026releases/april2026sales. 
3 Redfin, “Orange County, CA Housing Market: House Prices & Trends,” accessed May 20, 2026, 
https://www.redfin.com/county/332/CA/Orange-County/housing-market. 

https://www.car.org/aboutus/mediacenter/newsreleases/2026releases/april2026sales?utm_source=chatgpt.com
https://www.redfin.com/county/332/CA/Orange-County/housing-market?utm_source=chatgpt.com
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last four years (2017-2021) and just 13.3 days in the last two years.4 Specifically in Costa mesa, homes spent 

just over one month on market and the sale-to-list price ratio was 100.14%, indicating a sellers’ market and 

the need for more housing.5 According to the New Homes Directory (online resource), historical Housing 

Market data, the average price for an attached unit, 1,500 square feet or less, increased by 48 percent over 

the last planning cycle ($434,87 in 2014 to $645,000 in 2021).6 

Additionally, the according to the CAR Current Sales and Price Statistical Survey, the median cost of a home 

for sale in Orange County increased by 20 percent from 2020-2021 (from $930,000 in October 2020 to 

$1,120,000 in October 2021).7  The indicators above signify an increased market demand for new housing. 

G. Conclusion  
The City concludes that it has applied a robust and evidence-based methodology to identify sites with a 

strong likelihood of redevelopment during the planning period, where existing uses will not pose a 

significant impediment to residential development. This conclusion is supported by a multi-layered analysis 

that incorporates development trends, local market conditions, and demonstrated redevelopment 

patterns. 

The City first applied a set of objective criteria to evaluate candidate sites. These criteria included 

improvement-to-land value (ILV) ratios, building age, and the degree to which a site is currently utilized. 

Together, these metrics help identify underperforming or economically underutilized properties that are 

more likely to transition to higher-value residential or mixed-use projects. In addition, the City applied its 

development classification system, which categorizes existing uses based on their historical propensity to 

redevelop into housing. This system is grounded in local precedent and reflects uses that have 

demonstrably transitioned to residential development in prior planning cycles. 

To further validate these findings, the City conducted field survey work to ground-truth site conditions and 

assess neighborhood-level trends. This on-the-ground analysis provided additional insight into factors such 

as property maintenance, vacancy characteristics, surrounding land uses, and broader market dynamics. 

The City also incorporated community input, which helped inform local context and identify areas 

experiencing change or redevelopment pressure. 

The selected criteria and thresholds are directly supported by empirical evidence documented in Table B-

8 which summarizes recent residential development projects in the City. Notably, many of these projects 

redeveloped from sites with similar or even less favorable characteristics than those included in the current 

inventory. In this regard, the City’s thresholds can be considered conservative.  

For sites that did not meet all objective criteria, the City provided additional justification, as documented 

in Table B-4. These sites are supported by supplemental information demonstrating their redevelopment 

potential, such as strong market indicators, strategic location, or alignment with specific plan areas. 

Furthermore, the examples included in Table B-5 illustrate that residential development has occurred on 

 
4 Median time on Market of Existing Detached Homes, Historical Data, California Association of Realtors (CAR), Accessed online: December 9, 2021. 
https://www.car.org/marketdata/data  
5 Realtor.com, Housing Market Summary, Costa Mesa. Accessed Online: December 9, 2021. https://www.realtor.com/realestateandhomes-search/Costa-

Mesa_CA/overview  
6 New Homes Directory.com, Historical Housing Report in Costa Mesa, Accessed Online: December 9, 2021. 

https://www.newhomesdirectory.com/California/Costa_Mesa/historical-housing-report  
7 Current Sales and Price Statistics, California Association of Realtors (CAR), Accessed online: December 9, 2021. https://www.car.org/marketdata/data 
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sites beyond the established thresholds, reinforcing the conclusion that the inventory is realistic and 

achievable. 

Overall, the methodology ensures that the identified sites are both market-feasible and that the existing 

uses will not be an impediment to additional development.  

 

2.3. Development of Small Site Parcels 
The City of Costa Mesa has identified a total of 44 several candidate housing sites that are smaller than half 

an acre in size.  Assembly Bill 1397 identifies general size requirements for candidate housing sites of 

greater than half an acre and less than 10 acres in size.  The City has only identified sites smaller than half 

an acre which show the likelihood of redeveloping in conjunction with other parcels which collectively meet 

the half acre requirement.  The likelihood of redevelopment was based primarily on common ownership 

amongst adjacent parcels which share a property line.  In most instances, these parcels are currently 

developed as a single use and it is reasonable to anticipate that the collection of parcels will redevelop as 

one new development to maximize efficiency and design of the new use.  Candidate sites less than half an 

acre in size represent a small portion of the City’s overall RHNA need.  A total of 44 sites nine sites comprise 

the potential for 444 114 units, which is 3.78% 1 percent of the City’s total RHNA need.  for the period of 

11,760.  

2026 Housing Element Amendment:  

 

The potential candidate sites which are anticipated to be consolidated into a single development are 

identified within Table B-86.   

The City has identified a total of 44 sites that are less than 0.5 acres. Specifically, the 2026 Housing Element 

Amendment includes 37 new sites that are smaller than 0.5 acres and collectively accommodate 155 lower-

income units, 72 moderate-income units, and 225 above moderate-income units. 

The inclusion of these smaller sites is supported by the same redevelopment criteria described in the 

sections above. These sites were not added based on parcel size alone; rather, they exhibit characteristics 

that support a reasonable likelihood of redevelopment during the planning period, including underutilized 

site conditions, existing low-intensity commercial or industrial uses, surface parking areas, location within 

adopted urban plan or mixed-use areas, proximity to similar redevelopment activity, and/or demonstrated 

property owner or developer interest. 

In addition, 2 of the 44 sites were added based directly on property owner requests to include the sites in 

the Housing Element inventory. Another 3 of the 44 sites were added because they are associated with 

active development applications and/or have received land use entitlements. These factors provide 

additional evidence that the identified sites are realistic candidates for residential or mixed-use 

redevelopment during the planning period. 

Some of the sites smaller than 0.5 acres are individual parcels that may be developed in coordination with 

adjacent parcels, shared parking areas, or larger development sites. Where applicable, the City has 

identified potential candidate sites that are anticipated to be consolidated or developed as part of a larger 
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project. These sites are identified in Table B-6, which includes recent and anticipated development 

examples demonstrating redevelopment patterns on similarly situated sites.  

The candidate sites that are smaller than 0.5 acres are shown in Table B-4 below.  

 

The candidate sites that are smaller than half an acre are shown in Table B-4 below along with descriptions 

of their likelihood to redevelop that go beyond the descriptions in Table B-6.   

APN Address 
Specific 

Plan/Urban 
Plan Area 

Size 
(Ac) 

Use Description 

42543103 1666 Superior 
Ave 

19 West 0.29 These are all adjacent parcels in a contiguous block 
bounded by E 16th Street, Superior Avenue, E 17th Street, 
and Newport Blvd.  All parcels within this block have been 
identified as candidate housing sites and total 4.70 acres.  
Sites 22 and 23 are owned by the same property owner.  
The existing uses are all car-related industrial uses which 
are single-story.   
 
As shown in Table B-52, the City worked with property 
owners of parcels along Industrial Way (Specifically 132, 
134, and 140 Industrial Way, less than a quarter mile 
southwest of these identified parcels) to facilitate the 
development of residential uses on parcels previously 
occupied with the same types of uses as these three 
parcels (boat and auto repair uses).  These parcels are 
located within the 19 West Urban Plan area and are 
permitted to develop in the same manner as the parcels 
along Industrial Way.   

42543105 126 E 16th St 19 West 0.42 

42543106 126 E 16th St 19 West 0.35 

41817101 754 Saint 
Clair St 

SoBECA 0.27 These parcels are occupied by warehouse and light 
industrial uses within the SoBECA Urban Plan area.  The 
SoBECA Urban Plan focuses on residential as a mixed-use 
component and promoting the development of residential 
in addition to the existing commercial anchors in the Mall 
and the Camp.  The City has established Program 3D to 
update the Urban Plans within the City to focus more 
heavily on residential uses at the identified densities.   
 
As identified in Table B-52, the City developed Baker Block 
on industrial parcels which previously occupied similar light 
industrial uses in a largely industrial corridor approximately 
one-third of a mile from the SoBECA area.  These uses have 
similar historical context and assumptions have been tied 
to this project and others as examples of redeveloping 
these types of uses for residential within industrial areas.  

41817102 752 Saint 
Clair St 

SoBECA 0.26 

41820202 841 Baker St SoBECA 0.33 

41820205 2969 Century 
Pl 

SoBECA 0.09 

13931321 1590 Adams 
Ave 

SoBECA 0.27 

14004183 N/A North Costa 
Mesa 

0.23 This parcel is part of the overall Home Ranch parcel 
described in the Large Site analysis in the following section.  
Home Ranch is currently a mostly vacant site within the 
North Costa Mesa Specific Plan area that has an existing 
development agreement and is currently planned for 
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APN Address 
Specific 

Plan/Urban 
Plan Area 

Size 
(Ac) 

Use Description 

residential development.  The City has actively worked with 
the property owner throughout the 6th Cycle Housing 
Element update process to identify an appropriate number 
of residential units to allocate towards the site.  The 
property owner has indicated they intend to develop 
residential uses on the Home Ranch site and they are 
permitted to alter their development agreement or 
develop outside of it, meaning there are no unit caps in 
place.  
 
While this individual parcel is less than half an acre, it is in 
common ownership with the larger Home Ranch site which 
exceeds the half acre standard.  This parcel is currently 
vacant.  

 

Additionally, Policy LU-2.10 of the City of Costa Mesa’s Land Use Element within the General Plan promotes 

lot consolidation of residential properties.  While the sites identified in the table above are commercial in 

nature, the intent of the policy remains effective in consolidating smaller parcels towards the creation of a 

larger residential development.  

3.4. Development of Large Site Parcels 
The 2021-2029 sites inventory includes four several sites that are larger than 10 acres.  These sites exceed 

the AB1397 size requirement and require additional analysis.  The following background and analysis relates 

to each site in the inventory that exceeds that inventory.  The City has conducted meetings with each of 

these major property owners to determine their future interest in developing housing on the identified 

properties. These properties when developed pursuant to the densities included within this Housing 

Element would be subject to the City’s inclusionary housing requirements which are in process and 

anticipated to be adopted per Program 2A.  This supports the City’s assumptions of affordability on the 

sites described below.  The housing element also includes Program 3R which commits the City to take 

actions to promote the development of large parcels at the densities and affordability levels identified 

within the housing element.  There are no unit caps within the City which would limit the number of units 

which can be developed on these sites.  That is subject to the densities provided within the City’s zoning 

code.   

Fairview Developmental Center 
The Fairview Developmental Center (FDC) is a State-owned property that is approximately 109 acres in size 

and located on Harbor Boulevard within Costa Mesa.  The FDC currently serveds as one of the largest 

residential facilities for developmentally disabled persons in the State of California, and a closure plan was 

issued in April 2016 with the facility officially concluding its operations in December of 2025. The FDC was 

previously identified in the City’s 5th cycle Housing Element (2013-2021) and the City has continued 

discussions with the State to determine the potential residential yield of the area taking into consideration 

the existing uses.   
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In January 2020, the Costa Mesa Fairview Developmental Center Ad Hoc Committee met to discuss 

potential development yields for the site.  The Committee presented a report to the City Council which 

summarized its strategic engagement in the development of the local vision, priorities, and reasoning 

behind the stated preliminary vision of a solutions-based, housing-first model for the site.  The 

Committee took into consideration the City’s recent efforts to open a homeless shelter and identified 

opportunities for permanent supportive housing and integrated workforce housing within the City.  

Conceptual yield studies and draft plans have also been compiled for the property and helped to inform 

development capacity assumptions.  There are no current development agreements or density caps on 

the property as residential uses are not currently permitted.  The City will need to come to an agreement 

with the State of California for future use of the site and then solicit input from the development 

community on potential entitlement, likely through a competitive bid process.  The City is confident that 

there is significant interest in redeveloping the property once it becomes available based on informal 

discussions with developers during the housing element update process.  

FDC was discussed multiple times in public workshops by local housing advocacy groups in support of 

residential uses on the site for primarily affordable housing developments and workforce housing.  Senate 

Bill 188 (2022) allocated $3.5 million of State funds to the City to develop a specific plan for the FDC site, 

and to manage the land use planning process integrated with a disposition process for the property, to be 

carried out by the California Department of General Services (DGS). The disposition of the property shall 

provide for affordable housing to the greatest extent feasible and shall be upon terms and conditions the 

director of DGS deems to be in the best interests of the State. The intent of the legislature is that the FDC 

property be utilized for a mixed-use development, including mixed-income housing. The development 

would include and prioritize affordable housing, including at least 200 units of permanent supportive 

housing, and open space.  

The City issueds a request for proposals and selected a consultant in 2022 to manage the community 

engagement process and prepare the specific plan, the Environmental Impact Report (EIR) including its 

associated technical studies, market and financial feasibility analyses, and coordinate with the City and 

State regarding the specific plan. Community engagement was conducted throughout 2023 and 2024, 

which informed alternative land use plans for consideration. The Planning Commission recommended, and 

the City Council approved a preferred land use plan for environmental study purposes and inclusion in the 

specific plan in August and October of 2025. The public draft specific plan was released for 30-day public 

comment in March 2026, and the public draft EIR was made available for public comment beginning May 

14, 2026, through July 1, 2026.  

The City has established Program 3B to work with the State of California to establish the FDC area as a 

mixed-use and mixed-income community, village that prioritizes housing and promotes development at 

the densities and affordability levels identified within this housing element through creation of a specific 

plan that includes objective development standards, affordability requirements and development 

incentives.   

The City’s 6th Cycle analysis includes an assumption of 2,300 dwelling units broken down into the very low, 

low, moderate, and above moderate-income categories.  The State opened their application portal in 

January 2026 for interested developers to submit proposals and be considered for selection as a master 
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developer of the FDC site. As stated in Program 3B, the City anticipates Specific Plan adoption in 

summer/fall 2026 and the specific plan includes a maximum residential unit capacity up to 4,000 units. 

Sakioka Lot 2 
Sakioka Lot 2 is a 30.93-acre site located north of the 405 Freeway with General Plan Land Use designation 

that allows up to 660 residential units, 863,000 Square feet of office or retail use and a Floor Area Ratio of 

1.0. The property is also located in the North Costa Mesa Specific Plan.  

The site is currently under a development agreement (DA) that was recently extended for ten years until 

May of 2031.  The City has had continued discussions with the property owners who have indicated there 

is the potential for future housing development on the site in strategic areas.  This development would 

occur pursuant to the new densities identified within the Housing Element, which may lead to the 

development of more units than currently established under the DA.  The property owner and City could 

potentially amend the current DA or the property owner may develop outside of the DA but under the 

zoning requirements of the North Costa Mesa Specific Plan in order to achieve more than 660 residential 

units in the future.  Therefore, the existing DA does not present a cap or restriction on the future number 

of potential units on the Sakioka Lot 2 parcel.  Furthermore, there are not affordability caps within the 

current DA which would limit the number of units which may be affordable.  The City’s 6th Cycle analysis 

includes an assumption of 1,200 dwelling units broken down into the very low, low, moderate, and above 

moderate-income categories.  The property owner has expressed interest in communications with the City 

in developing for residential uses within the 8-year planning cycle. Continued coordination with the 

property owner indicates sustained interest in pursuing redevelopment, including residential uses, and 

reflects strong market interest in repositioning the site over the planning period. 

Home Ranch 
Segerstrom Home Ranch is a 43-acre site located north of the 405 Freeway with a General Plan land use 

designation that allows up to 1.2 million square feet of office and up to 0.64 Floor Area Ratio. The property 

is also located in the North Costa Mesa Specific Plan. The site is currently under a development agreement 

that was executed in 2002 and extended in 2010 for additional 20 years until July of 2030.  

The City has had continued discussions with the property owners who have indicated there is the potential 

for future housing development on the site in strategic areas.  The property owner has expressed that there 

are future scenarios which consider fully developing the site for residential uses with some support 

commercial, which exceeds the assumptions in the housing element.  The City conservatively analyzed the 

potential for a range of uses on the Home Ranch site.  This would require a modification of the existing DA, 

which is possible with property owner and City support.  The City’s 6th Cycle analysis includes an assumption 

of 2,215 dwelling units broken down into the very low, low, moderate, and above moderate-income 

categories.  The property owner has expressed interest in communications with the City in developing for 

residential uses within the 8-year planning cycle. 

South Coast Plaza 
South Coast Plaza is a large regional mall in the North Costa Mesa area.  The mall has ample surface parking 

and as of adoption of this Housing Element, has a large, big box component which is currently vacant.  The 

City has had continued discussions with the property owners who have indicated there is the potential for 
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future housing development on the site in strategic areas.  The sites analysis makes a conservative potential 

redevelopment assumption of approximately 15 acres of the 128-acre property.   

The City’s 6th Cycle analysis includes an assumption of 1,959 dwelling units broken down into the very low, 

low, moderate, and above moderate-income categories.   

Former Restaurant and Parking Lot Pacific Arts Plaza 
Pacific Arts Plaza is an approximately 18.3-acre site located within the South Coast Plaza Town Center. The site 

is currently developed with a mix of office buildings and Pacific Arts Plaza project is an 18.3-acre site located in 

South Coast Plaza Town Center currently developed with a variety of office buildings and rrestaurant uses and 

is s. The site is designated Cultural Arts Center (CAC) by the General Plan and has a zoning designation of Town 

Center (TC). The property is also located in the North Costa Mesa Specific Plan.  Portions of the site are under 

a Development Agreement.  The existing development approvals referenced in the original Development 

Agreement that allows for a maximum Floor Area Ratio (FAR) of 1.55 and maximum building square footage 

of 1,227,978. The Development Agreement has expired as of was recently extended for two years and will 

expire in August of 2023.  

While the full 18-acre site could theoretically accommodate up to 1,620 dwelling units based on maximum 

densities of 90 dwelling units per acre, the City has taken a more targeted and conservative approach in 

estimating realistic capacity. Residential development is only assumed on a limited portion of the site, 

specifically the area occupied by a closed restaurant and associated surface parking lot. This portion of the site 

is largely underutilized and presents the most immediate opportunity for redevelopment. 

Consistent with this approach, the City has assumed a total capacity of 535 dwelling units for the site. This 

assumption reflects the portion of the property that is currently vacant or underutilized, rather than the 

entirety of the developed site, which continues to support active office and commercial uses. The City’s 

estimate is further supported by ongoing discussions with the property owner, who has indicated potential 

interest in introducing residential uses in strategic areas of the site.The City has had continued discussions with 

the property owners who have indicated there is the potential for future housing development on the site in 

strategic areas.  The City’s 6th Cycle analysis includes an assumption of 535 dwelling units broken down into 

the very low, low, moderate, and above moderate-income categories.   

One Metro West (1683 Sunflower Avenue)8 
 

One Metro West is an approved mixed-use multifamily redevelopment project located on a 15.23-acre site 

at 1683 Sunflower Avenue. The site is currently developed with office, warehouse, and manufacturing uses 

within an approximately 345,000-square-foot, one-story industrial building, demonstrating the 

redevelopment of an existing nonvacant, lower-intensity industrial/commercial site into high-density 

residential and mixed-use development. The approved project includes up to 1,057 apartment units, 6,000 

square feet of ground-floor retail space, a 25,000-square-foot office building, 1.5 acres of publicly 

accessible open space, and related off-site improvements along Sunflower Avenue, including new bicycle 

lanes and landscaped medians. The project also includes a Development Agreement that provides public 

 
8 City of Costa Mesa. “One Metro West.” City of Costa Mesa, Economic and Development Services Department, Planning 

Division. Accessed May 20, 2026. https://www.costamesaca.gov/government/departments-and-divisions/economic-and-
development-services/planning/one-metro-west. 

https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-services/planning/one-metro-west?utm_source=chatgpt.com
https://www.costamesaca.gov/government/departments-and-divisions/economic-and-development-services/planning/one-metro-west?utm_source=chatgpt.com
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benefits, including 106 affordable units, consisting of 67 very low-income units and 39 low-income units, 

which are required to remain affordable for at least 40 years.  

 

The City Council initially approved the project entitlements in 2021, including certification of the Final 

Environmental Impact Report, approval of the General Plan Amendment, Master Plan, Tentative Tract Map, 

Development Agreement, Rezone, and Specific Plan. The General Plan Amendment changed the land use 

designation from Industrial Park to High Density Residential, establishing a site-specific maximum density 

of 80 dwelling units per acre and a maximum of 1,057 units. The Rezone changed the zoning from Industrial 

Park to Planned Development Residential – High Density, and the Specific Plan establishes site-specific 

development standards, design guidelines, zoning regulations, infrastructure systems, and implementation 

requirements for future project implementation. 

 

At the time of the 2021 approval, the project remained subject to voter approval under Measure Y because 

the project involved major land use changes, including a General Plan Amendment, Rezone, Specific Plan, 

and more than 40 residential units. As a result, the 2021 ordinances were conditioned to become effective 

only after approval by the electorate. However, in November 2022, Costa Mesa voters approved Measure 

K, which amended Article 22 of the Costa Mesa Zoning Code to allow housing development in specified 

commercial and industrial areas without a separate electorate vote. The One Metro West site is located 

within the Measure K boundaries and therefore no longer requires voter approval.  

 

In 2024, the applicant returned to the City to update the project approvals to reflect the Measure K changes 

and eliminate the prior Measure Y voter approval condition. On June 18, 2024, the City Council adopted 

Ordinance No. 2024-05 approving the amended Development Agreement, Ordinance No. 2024-06 

approving the Rezone, and Ordinance No. 2024-07 approving the Specific Plan. These ordinances made the 

project approvals effective without a subsequent electorate vote. The 2024 amendments did not modify 

the approved development plans; instead, they clarified the effective date of the approvals and modified 

the timing of certain development impact fee and community benefit payments to assist with project 

implementation.  

 

For Housing Element purposes, One Metro West provides strong evidence that nonvacant, underutilized 

commercial/industrial sites larger than 10 acres can realistically redevelop with high-density multifamily 

housing during the planning period. The project has progressed beyond conceptual interest: it has certified 

environmental review, approved land use entitlements, adopted implementing ordinances, an effective 

zoning designation allowing high-density multifamily residential development, a project-specific Specific 

Plan, a Development Agreement, and committed affordable housing units. The project’s continued 

advancement also supports the City’s reliance on similar nonvacant sites where zoning, site size, 

redevelopment patterns, and market conditions support multifamily or mixed-use residential 

development. 

 

Large Sites 

Fairview Developmental Center 575 345 690 690 2,300 

Sakioka Lot 2 120 60 120 900 1,200 

Senior Center Housing Project 40 30  0 0 70  
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Pacific Arts Plaza and Town 
Center 

53 27 53 402 535 

One Metro West  67 39 0 951 1057 

Total Potential Capacity - Large 
Sites 

855  501  863  2,943  5, 162  

 

4.5. Accessory Dwelling Units 
Accessory dwelling units, or ADUs, are housing units which may be developed in addition to an existing 

single- or multi-family residential use.  These housing units can be free-standing or attached to a primary 

structure and are intended to provide additional housing on an existing residential lot.  Often ADUs provide 

housing for family members or are rented to members of the community.   

In the 2021 Housing Element, the City relied on ADU production projections to support RHNA capacity, 
estimating approximately 391 ADUs over the 2021–2029 planning period (or about 50 units annually). 
These projections were based on observed increases in ADU activity between 2018 and 2021, as well as 
the anticipated continued impact of recent State legislation and local incentives promoting ADU 
development. 

As part of this amendment, the City no longer relies on projected ADU production to meet RHNA 
obligations. Instead, ADU production is captured as part of credit towards RHNA reflecting actual permitting 
and completion reported in the City’s APRs.  

However, to provide context on performance and trends, the City has updated this analysis to compare 
projected assumptions with actual ADU activity during the 6th Cycle planning period (2021–2025) 

Table B-7 compares the City’s original ADU production assumptions from the 2021 Housing Element with 
actual permitting and completion activity during the 6th Cycle planning period to date. 

Table B-7: ADU Projection vs. Actual Production (2021–2025) 

Reporting Year  
Projected ADUs 

(2021 HE) 
Actual Permitted  Actual Completed  

2021  50  43  9  

2022 50 69 14 

2023  50 81 28 

2024 50 92 66 

2025 50 89 73 

Totals (2021-2025) 250 374 190 

Source: California Department of Housing and Community Development. “Annual Progress Reports — Data Dashboard and 

Downloads.” Accessed May 20, 2026. https://www.hcd.ca.gov/housing-open-data-tools/apr-dashboard 

 

Over the first five years of the planning period (2021-2025), the City permitted a total of 374 ADUs, 

significantly exceeding the original annual projection of 50 units per year. This demonstrates that actual 

ADU production has outpaced initial expectations, particularly in later years as market familiarity, 

https://www.hcd.ca.gov/housing-open-data-tools/apr-dashboard?utm_source=chatgpt.com
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streamlined regulations, and local incentives have taken effect. Completed units have also increased 

steadily over time, reflecting a lag between permitting and construction but confirming sustained delivery. 

Consistent with State law, ADUs continue to be permitted in all zones that allow residential uses residential 

zones. The City has supported ADU production through flexible local development standards, including 

reduced parking requirements and allowances for larger unit sizes compared to State minimums. 

Overall, while the City no longer relies on ADU projections for RHNA compliance, actual production trends 

demonstrate that ADUs remain a meaningful and growing component of the City’s housing supply. These 

outcomes validate the assumptions made in 2021 and reflect the effectiveness of both State legislation and 

local implementation efforts in facilitating ADU development.As a result of new legislation and an increased 

effort by the City to promote ADUs, the City has seen an increase in applications so far in 2022.  The City 

approved/permitted the following number of ADUs since 2018: 

• 2018 – 4 ADUS 

• 2019 – 6 ADUS 

• 2020 – 19 ADUs 

• 2021 – 43 ADUs 

• 2022 – 68 ADUs 

Of the 41 permits issued in 2021, 1 was available at the extremely-low income level, 3 were available at the 

very-low income level, 25 were available at the low-income level, and 12 were available at the moderate 

income level.  As of the end of April 2022, the City of Costa Mesa has seen an increase in ADU activity.  The 

City has approved and is in the process of issuing permits for 27 ADUs through approximately one-third of 

the year.  Projected out over 2022, this demonstrates the continued trend of ADU growth and puts the City 

on pace for 81 approved ADUs in 2022.  This exceeds the City’s 2022 projection of 50 units by 31 units and 

positions the City well to exceed its projected ADUs within the planning period.  

In compliance with State law, ADUs are allowed in all zones that allow single dwelling unit or multiple 

dwelling unit development.  Junior Accessory Dwelling Units (JrADUs) are permitted only in single dwelling 

unit zones.  

The City of Costa Mesa has determined based on past performance that it is appropriate to anticipate the 

development of 391 accessory dwelling units from 2021 to 2029 (approximately 50 per year through the 

planning period).  Approximately 265 of these units are anticipated to be affordable at the low and very-

low-income categories. A total of 117 ADUs are anticipated to be affordable at the moderate-income level 

and 8 ADUs are anticipated at the above moderate-income level.  This affordability estimation is based on 

guidance from SCAG and HCD based on surveys of existing ADUs in the SCAG region between April and June 

2020.  Another local factor that contributes to the City’s anticipated overall ADU growth expectations is 

that the City’s ADU provisions are more flexible than the State ADU regulations, and therefore are more 

desirable for ADU development.  For example, the State’s minimum standard related to ADU required 

parking is that ADU’s located within 500 feet of certain transit areas are not required to provide parking, 

whereas the City’s ADU standards allow ADUs to be constructed without any parking regardless of location.  

Also, the State’s minimum standard related to ADU height is that a local ADU ordinance shall allow an ADU 
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height a minimum of 16 feet, whereas the City’s ADU height standards allow a building height of 27 feet. 

Lastly, the State’s minimum floor area requirement for ADUs is 850 square feet for studio units and 1,000 

square feet for one-bedroom units, whereas the City’s ADU floor area standards allow for larger ADUs in 

that a detached ADU can be constructed up to 1,200 square feet, and an attached ADU may be the greater 

of 1,000 square feet or 50 percent of the size of the existing residential unit.     

The City performed a trend analysis looking at the growth in ADUs from 2018 – 2021.  That analysis is shown 

in the table below.   

 

Table B-5: ADU Assumption Analysis (2018 – 2021) 

Year ADU Permitted (2018-Based Strategy)  

Projection Period 
Total: 

390 

2028 50 

2027 50 

2026 50 

2025 50 

2024 50 

2023 50 

2022* 68 

2021* 43 

2020* 19 

2019* 6 

2018* 4 
“*” indicates actual permitted ADUs within that year. 

As shown in Table B-4, Costa Mesa has seen sustained increases in ADU production each year since 2018 

with the lowest being a 50% increase between 2018 and 2019 as new State laws and local processes were 

not common knowledge amongst homeowners.  The City expects that they while ADU production is likely 

to continue to increase year after year, there may be some drop off in that increase as more property 

owners develop ADUs. The City anticipates approximately 50 ADUs will be permitted per year for the 

remainder of the planning period.  

A further indication of this is recent development trends observed by the City.  Planning staff recently 

received and processed a development which included 13 ADUS which were conversions of existing 

garages.  These units ranged from 152 to 363 square feet and consisted of a studio unit arrangement with 

one bathroom.  This is a direct result of two actions: (1) developers and local property owners becoming 

educated on the new ADU laws and (2) the City of Costa Mesa making diligent efforts to discuss ADU 

potential and provide informational materials to the community.  In addition to the methodology and 

concrete local data presented above, the City understands that ADU trends may change.  In response, the 

housing element includes Program 3M to monitor ADU production every two years and has stated actions 

should production not match the anticipated amount in the housing element.   

To assist in furthering the recognition and understanding of ADUs potential within Costa Mesa and reach 

the City’s ADU development projections, Costa Mesa included has included Program 3E, which identifieds 
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actions the City will take to promote and incentivize the development of ADUs during the planning period.  

The following summarizes the progress the City has made in implementing the program: 

• In 2025, the City updated the ADU ordinance to be consistent with changes to State law.  

• In 2023, the City launched a new permitting and land management system known as the Totally 

Electronic Self Service Application (TESSA) to facilitate application processing and help monitor 

ADU trends and affordability levels.  

• Established an ADU webpage to serve as a local clearinghouse of ADU information. 

• Posted California Housing Finance Agency ADU Grant Program and Orange County Housing Finance 

Trust Subsidized ADU Loan Program information on the City’s ADU webpage. 

• Invited architects and engineers to submit ADU plans for a Pre-Approved ADU Program. 

• Staff continues to research potential funding sources for affordable ADUs and make new 

information publicly available to Costa Mesans. 

5.6. Water, Sewer, and Dry Utility Availability 
All sites, including the additional sites identified as part of the 2026 amendment, were were evaluated to 

ensure there is adequate access to water and sewer connections as well as dry utilities. Each site is situated 

with a direct connection to a public street that has the appropriate water and sewer mains and other 

infrastructure to service the candidate site.  The City has sufficient total water and sewer capacity (existing 

and planned) to accommodate the 2021-2029 regional housing need.  The City plans for future housing 

growth through the Mesa Water District Urban Water Management Plan (UWMP).  This was most recently 

updated in 2020.  Future sewer capacity is planned for through the Costa Mesa Sanitary District Sewer 

System Management Plan (SSMP), which was most recently amended and recertified by the Board of 

Directors in 2025.   

B. Calculation of Unit Capacity 

This section contains a description of the candidate sites identified to meet Costa Mesa’s RHNA need at 

all income levels.  The full list of these sites is presented in Table B-86.  

1.7. Realistic Capacity and Affordability Calculations 
Costa Mesa’s 2021-2029 Housing Element sites analysis assumes that each identified candidate housing 

site will develop with at a range of income levels.  Primarily, it is assumed that sites identified within Table 

B-86 will redevelop with the following affordability characteristics: 

• 4030% of units available to residents in the low and very low-income categories 

• 20% of units available to residents in the moderate-income category 

• 4050% of units available to residents in the above moderate-income category 

Costa Mesa recognizes that not all sites within the inventory will develop such that they meet these 

affordability assumptions and has included a 43% buffer 37% buffer on the total number of units to assist 

in accommodating potential differences in future housing development.  This buffer is to accommodate 

the potential that sites may develop for 100% nonresidential uses, however recent development within 

Costa Mesa has indicated that is unlikely.  Additionally, all housing element sites have been rezoned 
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pursuant to meet the performance standards required as part of Government code section 65583.2, 

subsection (h)(1)(B) requiring that 100 percent residential uses are permitted on all housing element sites 

and that mixed-use projects must be provide at least 50 percent of the total floor area as residential uses. 

As such, 100 percent nonresidential development is not allowed on the sites identified for the housing 

element.    

The City has a record of approving residential and mixed-use development on previously non-residential 

sites. The following developments have all occurred recently within the City’s urban plans, specific plans, 

overlays, or on non-residentially zoned sites.  Many of these are described in more detail in Table B-2.   

• 2277 Harbor Blvd – Previous motel use that underwent a rezone from C1 to PDR-HD and developed 

as a fully residential project with 200 apartment units.  

• 671 W 17th Street – Previous industrial brownfield site in the Mesa West Bluff Urban Plan which 

developed as a fully residential project with 177 live/work units. 

• 1620 and 1644 Whittier Avenue – Previous industrial use in the Mesa West Bluff Urban Plan which 

developed as a fully residential project with 89 live/work units.  

• 1500 Mesa Verde East Drive – Commercially zoned parcel along Harbor Boulevard which developed 

as a fully residential project with 215 senior apartments.   

• Brickyard East and West – Previous industrial warehouse uses along Placentia Avenue which 

developed as a fully residential project with 29 townhouse units.  

Consistent with local housing market trends data presented earlier in this appendices, the City of Costa 

Mesa is seeing an increase in residential development and rarely receives requests for fully non-residential 

uses in the area identified within the candidate housing sites analysis.  

The City has established goals and programs within the Housing Element aimed at identifying funding 

opportunities and partnering with the development community to increase the amount of affordable 

housing built in future developments.  If the City is able to identify partnerships leading to fully affordable 

projects, that would also help to cover any potential shortfall in capacity in any of the four income 

categories.  The City of Costa Mesa recognizes that should a “No Net Loss” situation occur, they will be 

required to identify additional sites and has analyzed additional potential housing sites within the Housing 

Element’s environmental clearance document.   

There are several candidate housing sites in which the affordability assumptions differ from those 

presented above.  Those sites include: 

• Costa Mesa Senior Housing Project (APN 424-211-01).  This site is owned by the City of Costa Mesa 

who has had previous discussions with a developer on a fully affordable project on this site.  This 

site assumes 760 units which are all affordable at the lower income levels.   

• Fairview Developmental Center.  This site is analyzed previously in the large site analysis portion of 

this appendices.  This site is owned by the State of California and the City anticipates working in 

collaboration with the State to support the goal of developing affordable housing.  The City has 

assumed that approximately 40% of the units on this site will be available to residents at the lower 

income levels, while 30% will be available to residents at the moderate-income levels.  The 

remaining units are anticipated to be market-rate.   
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• Sakioka Lot 2.  The City has conducted outreach meetings with this property owner and determined 

that it is realistic to assume that 15% of future units on this site may be available to residents at 

the lower income levels.  This site has an existing development agreement.   

• Home Ranch.  The City has conducted outreach meetings with this property owner and determined 

that it is realistic to assume that 15% of future units on this site may be available to residents at 

the lower income levels.  This site has an existing development agreement.   

• Pacific Arts Plaza and Town Center.  The City has conducted outreach meetings with this property 

owner and determined that it is realistic to assume that 15% of future units on this site may be 

available to residents at the low and very-low income levels.  This site has an existing development 

agreement.   

2.8. Specific Plan, Urban Plan, and Overlays 
At the time the 6th Cycle Housing Element was originally adopted, Costa Mesa implemented zoning 

regulations through a combination of base zones, overlay zones, urban plans, and specific plans. Urban 

plans were adopted as standalone documents outside the Zoning Code that provided supplemental 

development standards. The Mesa West Residential Ownership Urban Plan, 19 West Urban Plan, Mesa 

West Bluffs Urban Plan, and SoBECA Urban Plan, along with the Harbor Mixed-Use Overlay, established 

additional regulations applicable to specific areas of the City in addition to base zones and specific plans, 

resulting in a complex regulatory framework. 

The City approved the rezone and application of Mixed-Use Overlay District on Housing Element Sites in 

April 2026. As identified in Programs 3B and 3C, of the Housing Plan (Chapter 4), the City proposes to 

rescind the urban plans, and established objective development standards for those sites through 

amending the Mixed-UIse Overlay District and other parts of the Zoning Code. Additionally, the City 

modified relevant existing Specific Plans, to accommodate the RHNA.  The densities identified in Table B-8 

reflect the revisions made to these areas to permit residential development at a higher densities. As of April 

2026, the City has rezoned all sites identified in the housing element consistent Government Code § [65583 

and 65583.2 (c)].

• North Costa Mesa Specific Plan 

• 19 West Urban Plan 

• SoBECA Urban Plan 

• Mesa West Bluff Urban Plan 

• Residential Ownership Urban Plan 

(Propose to Remove) 

• Residential Incentive Overlay 

• Harbor Mixed-Use Overlay 

These areas, with the exception of the Residential Ownership Urban Plan, which is proposed to be removed, 

will be modified through Programs 3B through 3C to permit residential development at or above the default 

density for Costa Mesa of 30 dwelling units per acre.  When considering appropriate densities, the City held 

outreach meetings with members of the community, decision-makers, the development community, and 

major property owners.  As part of these meetings, the City discusses and analyzed what densities were 

appropriate to maintain the character of the surrounding neighborhoods while also presenting the 

opportunity for future residential development that can realistically facilitate the development of units 

available at the lower income levels.   

The City will continue to conduct community outreach post adoption of the Housing Element to discuss 

potential revisions to development standards within these areas with the goal of effectively planning for 
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future affordable housing. In an effort to implement both the required rezoning of Housing Element sites, 

facilitate housing development, and simplify the City’s zoning framework, the City Council took the 

following actions on April 7, 2026: 

• Rezoned all Housing Element sites, except the Fairview Developmental Center, by applying the 

MUOD, specifically amended to the MUOD (as Article 11 of Chapter V of Title 13 of the Costa Mesa 

Municipal Code) to apply specific Housing Element site provisions regarding permitted uses, 

minimum residential densities, increased maximum building heights, decreased setbacks, flexible 

open space standards, no minimum parking requirements, and ministerial review and approval. On 

Housing Element properties that are also within a specific plan, such that the provisions of the 

MUOD that allow a greater number of residential units shall supersede and prevail over any 

conflicting provisions of the site’s base zone, specific plan, and any other applicable zoning 

provision. 

• Amended other sections of the Zoning Code to encourage and facilitate residential development 

and redevelopment, such as reducing multifamily parking minimums, removing the requirement 

for additional parking for bedroom additions, establishing a streamlined development review 

process, and permitting transitional, supportive, and employee housing in the community. 

• Amended the North Costa Mesa Specific Plan to reflect the application of the MMUOD, with the 

specific provisions mentioned above, to Housing Element sites within the specific plan area. 
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Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

424-202-
02 

12 
719 W 
19th St 

PANGE 
MARC C TR 

PANGE 
REVOC TR 

C1 G 4 19 West 1.29 50     Yes 64 12 7 12 34 

Small commercial uses 
in a strip mall center.  
Approximately half of 
the parcel is surface 
parking and property 
abuts a major 
transportation corridor 
(19th Street).  Shopping 
Center shows no recent 
sign of renovation.   

12,509 70,028 18% C 

424-202-
03 

13 
707 W 
19th St 

MUNOZ 
FAMILY 

PROPERTIES 
LLC 

C1 G 4 19 West 2.00 50       99 18 10 19 52 

Existing single-user 
(Smart&Final) with large 
surface parking lot.  
Potential to redevelop 
for mixed-use adjacent 
to major transportation 
corridor (19th Street). 

20,404 108,723 19% C 

424-211-
01 

14 
695 W 
19th St 

CITY OF 
COSTA MESA 

C1 G 5 
19 West 
(Senior) 

2.66 50       60 40 20 0 0 
Proposed Senior Center 
Housing project.   

16,181 144,946 11% EX 

424-281-
20 

16 
1710 

Pomona 
Ave 

PACIFIC 
MESA 

PROPERTIES 
MG LI 5 19 West 1.08 50       53 10 5 10 28 

Existing self-storage 
facility in close proximity 
to new residential uses 
and major 
transportation corridor 
(17th Street). The 
existing single-story 
building is located less 
than 100 feet away from 
recently constructed 
residential. The increase 
in permitted residential 
density afforded by this 
Housing Element update 
cycle is an incentive for 
property owners to gain 
greater economic return 
with residential 
development as 
opposed to remaining as 
commercial. 
Additionally, this Urban 

17,660 58,633 30% B 
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Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

Plan Area has seen 
significant past 
ownership interest in 
conversion of existing 
commercial/light 
industrial/office into 
residential development 
with similar previous 
existing sites (including 
more than one-hundred 
multi-story residential 
loft units located 
immediately across 17th 
Street). Further, one of 
the main objectives of 
the 19 West Urban Plan 
is to “encourage 
commercial/residential 
mixed-use 
development” with an 
emphasis on “vertical 
mixed-use 
development” (i.e., 
multi-story). Based on 
past local development 
trends and future 
allowed increases in 
residential density, It is 
conceivable and likely 
that the economic 
return of a residential 
use will encourage the 
ownership to redevelop 
the existing storage use 
into either residential or 
residential mixed-use 
(similar to adjacent 
properties) within the 
planning period.  
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Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

424-281-
21 

17 
670 W 
17th St 

PACIFIC 
MESA 

PROPERTIES 
MG LI 5 19 West 1.06 50       53 10 5 10 28 

Existing 2-story office 
and commercial uses in 
close proximity to new 
residential uses and 
major transportation 
corridor (17th Street).   

12,364 57,813 21% A 

424-281-
22 

18 
660 W 
17th St 

PACIFIC 
MESA 

PROPERTIES 
MG LI 5 19 West 2.22 50       110 20 12 22 55 

Existing self-storage 
facility and light 
industrial/commercial 
use in close proximity to 
new residential uses and 
major transportation 
corridor (17th Street).   

29,164 120,722 24% B 

425-431-
02 

19 
1680 

Superior 
Ave 

B D INNS INC CL G 6 19 West 2.11 50       105 19 11 21 53 

Existing hotel use 
(Ramada) with large 
surface parking lot.  
Property is directly 
adjacent to Newport 
Boulevard and next to 
new multi-family 
development.   

25,337 115,045 22% D 

425-431-
03 

20 
1666 

Superior 
Ave 

SCHWARTZ 
PAUL D 2007 

TR 
MG LI 6 19 West 0.29 50   A   14 2 1 2 9 

Collection of existing 
warehouse and 
industrial uses adjacent 
to new multi-family 
development.  The 
Housing Element 
anticipates this property 
may be redeveloped 
with adjacent uses as 
indicated in this table.  

3,693 15,921 23% B 

425-431-
04 

21 
116 E 

16th St 

SHEEHAN 
MICHAEL W 

TR 
MG LI 6 19 West 0.73 50   A   36 6 3 7 19 

Collection of existing 
warehouse and 
industrial uses adjacent 
to new multi-family 
development.  The 
Housing Element 
anticipates this property 
may be redeveloped 
with adjacent uses as 
indicated in this table. 

13,899 39,955 35% B 
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Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

The existing single-story 
collection of warehouse 
buildings is located 
across 16th Street from 
approximately 60 
affordable 
modular/mobile home 
residential units and also 
located in close 
proximity to more than 
one-hundred multi-story 
residential loft units 
located on 17th Street. 
This Urban Plan Area has 
seen significant past 
ownership interest in 
conversion of existing 
commercial/light 
industrial/office uses 
into residential 
development with 
similar previous existing 
sites. Further, one of the 
main objectives of the 
19 West Urban Plan is to 
“encourage 
commercial/residential 
mixed-use 
development” with an 
emphasis on “vertical 
mixed-use 
development” (i.e., 
multi-story). Based on 
past local development 
trends and future 
allowed increases in 
residential density 
afforded by the 
associated zone 
changes, It is 
conceivable and likely 
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Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

that the economic 
return of a residential 
use will encourage the 
ownership to redevelop 
the existing uses into 
either residential or 
residential mixed-use 
(similar to adjacent 
properties) within the 
planning period.  

425-431-
05 

22 
126 E 

16th St 

126 
PROPERTIES 

LLC 
MG LI 6 19 West 0.42 50   A   20 3 2 4 10 

A vehicle repair facility 
developed with older 
and randomly located 
structures. The Housing 
Element anticipates this 
property may be 
redeveloped with 
adjacent uses as 
indicated in this table. 
The existing collection of 
vehicular repair and 
vehicle storage buildings 
are located across 16th 
Street from 
approximately 60 
affordable 
modular/mobile home 
residential units and also 
located in close 
proximity to more than 
one-hundred multi-story 
residential loft units 
located on 17th Street. 
This Urban Plan Area has 
seen significant past 
ownership interest in 
conversion of existing 
commercial/light 
industrial/office uses 
into residential 
development with 

10,868 22,831 48% B 
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Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

similar previous existing 
sites. Further, one of the 
main objectives of the 
19 West Urban Plan is to 
“encourage 
commercial/residential 
mixed-use 
development” with an 
emphasis on “vertical 
mixed-use 
development” (i.e., 
multi-story). Based on 
past local development 
trends and future 
increases in residential 
densities afforded by the 
next Housing Element 
cycle, It is conceivable 
and likely that the 
economic return of a 
residential use will 
encourage the 
ownership to redevelop 
the existing uses into 
either residential or 
residential mixed-use 
(similar to nearby 
properties) within the 
planning period.  

425-431-
06 

23 
126 E 

16Th St 

126 
PROPERTIES 

LLC 
C1 G 6 19 West 0.35 50   A   17 3 1 3 10 

Collection of existing 
warehouse and 
industrial uses adjacent 
to new multi-family 
development.  The 
Housing Element 
anticipates this property 
may be redeveloped 
with adjacent uses as 
indicated in this table.  

5,158 19,226 27% B 
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Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

425-431-
07 

24 
1601 

Newport 
Blvd 

WINKAL 
HOLDINGS L 

L C 
C1 G 6 19 West 0.79 50       39 7 4 7 22 

Collection of existing 
warehouse and 
industrial uses adjacent 
to new multi-family 
development.  The 
Housing Element 
anticipates this property 
may be redeveloped 
with adjacent uses as 
indicated in this table.  

9,604 42,763 22% B 

420-012-
16 

38 
2476 

Mark St 
STATE OF 

CALIFORNIA 
I&R-
MLT 

MUC 1 
Fairview 
Develop
mental 

108.9
1 

60       
2,30

0 
575 345 690 690 

Fairview Developmental 
Center property.  See 
analysis in Appendix B 
for additional 
information on potential 
to redevelop.   

944,681 N/A N/A EX 

141-361-
06 

39 
2700 

Harbor 
Blvd 

FEMINO 
JAMES J THE 

J J & S 
FEMINO 

LIVING TR 

C1 G 3 
Harbor 
Mixed-

Use 
0.68 50       34 6 3 6 19 

Mixed us building with 
first floor retail and 
offices 

8,228 37,198 22% C 

141-361-
11 

40 
2666 

Harbor 
Blvd 

HARBOR CM 
LLC 

C1 G 3 
Harbor 
Mixed-

Use 
2.41 50       120 22 13 24 60 

Former Ace Hardware 
store, now for lease 
after Ace went out of 
business.  Large big box 
structure with surface 
parking along a major 
transportation corridor 
(Harbor Blvd). This 
property is located 
adjacent to an 
approximate 30 unit 
recently completed 
residential development 
(also fronting Harbor 
Blvd) and several 
hundred residential 
apartment units located 
easterly of the property. 
Given the nature of the 
current extended 

44,693 130,965 34% C 
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Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

vacancy history, difficult 
lease market for a larger 
facility and permitted 
residential densities 
afforded to this property 
by the next Housing 
Element cycle, it is 
conceivable and likely 
that this property will be 
redeveloped with 
residential.  The 
aforementioned 
adjacent residential 
property located on 
Harbor Boulevard was 
previously developed 
with a large automobile 
dealership within the 
current planning period 
during the previous 
planning period which 
identifies a potential 
trend for this property 
to be redeveloped 
similarly with residential. 

141-361-
21 

41 
2790 

Harbor 
Blvd 

LEFEBVRE 
MAUREEN 
ELIZABETH 

C1 G 3 
Harbor 
Mixed-

Use 
0.75 50       37 7 4 7 20 

Mixed use building with 
retail and offices on first 
floor and offices on 2nd 
and 3rd floor.  Building is 
partially vacant with 
large surface parking lot 
adjacent to major 
transportation corridor 
(Harbor Boulevard).  

10,347 40,932 25% C 

141-361-
22 

42 
2750 

Harbor 
Blvd 

SRS COLLEGE 
CENTER 

C1 G 3 
Harbor 
Mixed-

Use 
1.71 50       85 16 9 17 43 

Existing older 
commercial shopping 
center adjacent to major 
transportation corridor 
(Harbor).  Uses range 
from commercial to 
office and restaurants. 

12,032 92,942 13% C 
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Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

Large surface parking 
lot.  

141-361-
23 

43 
2730 

Harbor 
Blvd 

SRS COLLEGE 
CENTER 

C1 G 3 
Harbor 
Mixed-

Use 
0.68 50       33 6 3 6 18 

Existing older 
commercial shopping 
center adjacent to major 
transportation corridor 
(Harbor Boulevard).  
Uses include 
commercial, office and 
restaurants. Large 
shared surface parking 
lot. This property is 
located across the street 
(Peterson Place) from 
several hundred 
residential apartment 
units. Several of the 
larger commercial units 
in this shopping center 
are currently vacant or 
have been chronically 
vacant in the past, and 
the center is in need of 
investment and is 
somewhat lacking 
commercial vitality. 
Thus, it is conceivable 
and likely, similar to 
other nearby adjacent 
commercial properties, 
that this property will be 
redeveloped with 
residential units during 
the current planning 
period. The future 
increase in permitted 
residential density 
afforded by this Housing 

12,075 36,948 33% C 
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Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

Element update cycle 
for this property is 
considered an attractive 
incentive for property 
owners to gain greater 
economic return with 
residential development 
as opposed to remaining 
as commercial. 

141-361-
27 

44 
2710 

Harbor 
Blvd 

JOHNSON 
GREGORY A 
& JACLYN H 

C1 G 3 
Harbor 
Mixed-

Use 
0.67 50       33 6 3 6 18 

Existing older 
commercial shopping 
center adjacent to major 
transportation corridor 
(Harbor).  Uses range 
from commercial to 
office and restaurants. 
Large surface parking 
lot.  

9,240 36,515 25% C 

141-361-
28 

45 
2706 

Harbor 
Blvd 

MESA VERDE 
CENTER LLC 

C1 G 3 
Harbor 
Mixed-

Use 
0.97 50       48 9 5 9 26 

Vacant Pier 1 Imports 
box store and surface 
parking lot. Building is 
currently for lease.  

14,997 52,666 28% C 

419-031-
08 

52 
2200 

Harbor 
Blvd 

GRAY 
ENTERPRISES 

C1-S G 5 
Harbor 
Mixed-

Use 
0.75 50       37 7 4 7 20 

Surface parking lot 
within large retail 
shopping center.  
Potential for mixed-use 
redevelopment.  Retail 
center has major big box 
tenants which have 
permanently closed, 
leaving an excess of 
surface parking.  

0 40,935 0% C 

419-031-
09 

53 
2200 

Harbor 
Blvd 

GRAY 
ENTERPRISES 

C1-S G 5 
Harbor 
Mixed-

Use 
1.17 50       58 11 6 11 31 

Former K-Mart box store 
which has permanently 
closed.  Shopping center 
is adjacent to multi-
family residential and 
may redevelop for 
mixed-use.  While the 
data shows a high 
development usage, this 

98,908 63,595 156% C 
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Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

tenant space remains 
vacant. Large leasable 
floor areas are difficult 
to lease and this building 
has been vacant since 
2021. Similar to several 
adjacent properties 
located along Harbor 
Boulevard which have 
converted to residential, 
residential units are 
both profitable and in 
demand in this local 
area; thus it is 
conceivable and likely 
that the ownership of 
this property will 
consider residential re-
development instead of 
remaining an existing 
commercial use within 
the current planning 
period.  Further, the 
potential increase in 
future permitted 
residential density 
afforded by this Housing 
Element update cycle 
for this property is 
considered an attractive 
incentive for property 
owners to gain greater 
economic return with 
residential development 
as opposed to remaining 
as a more difficult to 
lease larger commercial 
space.   
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Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

419-031-
12 

54 
2200 

Harbor 
Blvd 

GRAY 
ENTERPRISES 

C1-S G 5 
Harbor 
Mixed-

Use 
3.16 50       158 30 17 31 81 

Former K-Mart box store 
which has permanently 
closed.  Shopping center 
is adjacent to multi-
family residential and 
may redevelop for 
mixed-use. Large 
leasable floor areas are 
difficult to lease and this 
building has been vacant 
now for several years 
(since 2021). Similar to 
several adjacent 
properties located along 
Harbor Boulevard that 
have converted uses  
from commercial to 
residential, residential 
units are both profitable 
and in demand in this 
local area; thus it is 
conceivable and likely 
that the ownership of 
this property will 
consider residential re-
development instead of 
remaining an existing 
commercial use during 
the current planning 
period. Further, the 
potential increase in 
future permitted 
residential density 
afforded by this Housing 
Element update cycle 
for this property is 
considered an attractive 
incentive for property 
owners to gain greater 
economic return with 
residential development 

98,908 172,145 57% C 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

as opposed to remaining 
as a more difficult to 
lease larger commercial 
space.   

419-171-
58 

56 
2150 

Harbor 
Blvd 

2150 
HARBOR 
BLVD LLC 

C1 G 5 
Harbor 
Mixed-

Use 
1.17 50       58 11 6 11 31 

Norms restaurant with 
large surface parking lot 
adjacent to major 
transportation corridor 
(Harbor Blvd). 

6,606 63,521 10% C 

422-021-
09 

57 
2131 

Harbor 
Blvd 

SHERMAN 
DONALD L H 

C2 G 4 
Harbor 
Mixed-

Use 
0.83 50       41 7 4 8 21 

Auto parts store, retail 
store, and pet grooming 
store, with large surface 
parking area adjacent to 
major transportation 
corridor (Harbor Blvd). 

6,891 45,202 15% C 

422-091-
11 

58 
2075 

Harbor 
Blvd 

LEWIS JOHN 
T & LEWIS 

MARY K 
C2 G 5 

Harbor 
Mixed-

Use 
0.63 50       31 5 3 6 16 

Tools and equipment 
rental yard adjacent to 
major transportation 
corridor (Harbor Blvd). 

3,032 34,196 9% C 

422-091-
12 

59 
2069 

Harbor 
Blvd 

TANNER 
DALE A 

C2 G 5 
Harbor 
Mixed-

Use 
0.54 50       26 4 2 5 14 

Auto repair shop with 
large yard adjacent to 
major transportation 
corridor (Harbor Blvd). 

5,032 29,322 17% C 

422-091-
14 

61 
2049 

Harbor 
Blvd 

C M HARBOR 
CM LLC 

C2 G 5 
Harbor 
Mixed-

Use 
0.54 50       26 4 2 5 14 

Auto repair shop with 
large yard adjacent to 
major transportation 
corridor (Harbor Blvd). 

4,586 29,226 16% C 

422-091-
24 

62 
2015 

Harbor 
Blvd 

NEWPORT 
MESA AUTO 
CENTER LLC 

C2 G 5 
Harbor 
Mixed-

Use 
0.62 50       30 5 3 6 15 

Newport Mesa Auto 
Center with car repair 
and car wash uses 
adjacent to major 
transportation corridor 
(Harbor Blvd). 

9,663 33,643 29% C 

422-091-
26 

63 
2007 

Harbor 
Blvd 

949 
STORAGE LLC 

C2 G 5 
Harbor 
Mixed-

Use 
0.83 50       41 7 4 8 21 

Self-storage facility with 
surface parking lot and 
access to major 
transportation corridor 
(Harbor Blvd). This 
property fronts a 
predominantly 
residential street (Charle 

14,103 45,248 31% B 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

Street) that is developed 
primarily with residential 
uses. Given the potential 
height and density that 
this property could yield 
based on the future 
density increase 
afforded by this Housing 
Element cycle, a 
residential use is both 
conceivable and likely 
during the current 
planning period. 
Additionally, the storage 
use is considered 
relatively small in size 
compared to other local 
storage facilities and 
therefore, the 
investment return on a 
residential use is likely 
greater than the use of 
storage. 

422-101-
03 

64 
1989 

Harbor 
Blvd 

JUNEAU 
PAULINE 
BRECHT  

C2 G 5 
Harbor 
Mixed-

Use 
0.56 50       27 5 2 5 15 

Budget Truck Rental 
yard which is largely a 
paved surface parking 
lot with a small building.  
Site is adjacent to major 
transportation corridor 
(Harbor Blvd). 

624 30,425 2% C 

422-101-
06 

65 
1974 

Charle St 
CHARLE ST 
REALTY LLC 

C2 G 5 
Harbor 
Mixed-

Use 
0.53 50       26 4 2 5 14 

Existing low-intensity 
light industrial and 
warehouse uses.   

7,962 28,964 27% A 

422-193-
23 

66 
2215 

Harbor 
Blvd 

CHEN-RONG 
PROPERTIES 

LLC 
C2 G 4 

Harbor 
Mixed-

Use 
0.58 50       28 5 3 5 16 

Aging 
furniture/consignment 
store structure with 
surface parking lot 
adjacent to major 
transportation corridor 
(Harbor Blvd). This 
property is surrounded 

12,757 31,475 41% C 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

on several sides by 
residential uses 
(including mobile home, 
single-family and multi-
family - more than 
several hundred units). 
Given the age of this 
structure, size and 
potential increase in 
profit yield of converting 
the commercial use to 
residential, it is both 
conceivable and likely 
that the property could 
be converted to 
residential during the 
current planning period. 

422-193-
24 

67 
2205 

Harbor 
Blvd 

AQUA 26 LLC C2 G 4 
Harbor 
Mixed-

Use 
0.58 50       28 5 3 5 16 

Aging vacant motel use 
with large surface 
parking lot adjacent to 
major transportation 
corridor (Harbor Blvd). 
This property was 
recently purchased with 
the intent to convert the 
motel to affordable 
housing. The owner is 
currently working to 
obtain a grant 
(Community Care 
Expansion Program) 
through the California 
Department of Social 
Services. Thus, it is likely 
that the motel will 
convert to affordable 
residential quickly within 
the current planning 
period. 

10,089 31,469 32% C 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

422-282-
11 

68 
2044 

Placentia 
Ave 

SAA 2 LLC MG LI 4 
Mesa 
West 

1.18 40       47 8 5 9 25 

Auto repair shop and 
light industrial uses with 
surface parking adjacent 
to recently developed 
townhouses and 
apartments.  Building 
shows little sign of 
recent renovation. This 
property is located 
within 100 feet of two 
recently developed 
residential properties 
that were previously 
developed with 
commercial uses. One of 
the nearby existing 
residential properties is 
now a multi-family 
mixed use property with 
residential located on 
the upper floors and 
commercial located on 
the ground floor, and 
the other residential 
property consists of 
detached residential 
lofts that were 
converted from a 
previous bakery facility. 
Thus, there is a 
neighborhood pattern 
and trend of residential 
conversions that could 
occur during the current 
planning period on the 
subject property. 
Further, the potential 
increase in future 
permitted residential 
density afforded by this 
Housing Element update 

26,636 64,338 41% B 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

cycle for this property is 
considered an attractive 
incentive for property 
owners to gain greater 
economic return with 
residential development 
as opposed to remaining 
as a more difficult to 
lease commercial space.   

422-291-
04 

69 
2065 

Placentia 
Ave 

PUBLIC 
STORAGE 
PARTNERS 

LTD 

MG LI 4 
Mesa 
West 

1.85 40       73 13 8 14 38 

Self-storage facility 
adjacent to recently 
developed townhouses 
and apartments.  Several 
of the City’s previously 
existing storage uses in 
the nearby vicinity have 
been converted to 
residential and the 
subject property is 
located adjacent to 14 
recently developed 
residential lofts. The 
aforementioned 
adjacent loft property 
was previously 
developed with an 
automotive use and 
therefore there is a 
neighborhood 
pattern/trend of 
commercial to 
residential conversion. 
This property is also 
located nearby two 
recently developed 
residential properties 
that were previously 
developed with 
commercial uses. One of 
the nearby existing 
residential properties is 

34,929 100,710 35% B 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

now a multi-family 
mixed use property with 
residential located on 
the upper floors and 
commercial located on 
the ground floor, and 
the other residential 
property consists of 
detached residential 
lofts that were 
converted from a 
previous bakery facility. 
Lastly, the existing 
storage facility is single-
story and therefore is 
considered under 
developed even in 
regard to the existing 
use and therefore 
residential could be 
considered an attractive 
and profitable re-use of 
the property during the 
current planning period. 
Lastly, the potential 
increase in future 
permitted residential 
density afforded by this 
Housing Element update 
cycle for this property is 
considered an attractive 
incentive for the 
property owner to gain 
greater economic return 
with residential 
development as 
opposed to remaining as 
a storage facility.      
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

422-291-
05 

70 
2065 

Placentia 
Ave 

PUBLIC 
STORAGE INC 

MG LI 4 
Mesa 
West 

0.92 40       36 6 3 7 19 

This self-storage facility 
although is located on a 
separate property is 
operated in conjunction 
with the above site 
(“unique id”) 69. This 
property is owned in 
common with the 
aforementioned site and 
is developed with a two-
story storage structure. 
It is likely that these two 
properties could be 
combined and 
developed similar to 
many adjacent 
properties with multi-
family residential mixed-
use development or 
residential lofts during 
the current planning 
period. The size of this 
property and the future 
increased densities 
permitted by the next 
Housing Element cycle, 
combined with the 
adjacently owned parcel 
contributes to a higher 
probability that the 
property owner 
considers the economic 
advantages of 
residential conversion.   

23,549 50,355 47% B 

422-291-
06 

71 
2051 

Placentia 
Ave 

PLACENTIA 
AVE 

PROPERTIES 
LLC 

MG LI 4 
Mesa 
West 

0.92 40       36 6 3 7 19 

Existing office/light 
industrial uses adjacent 
to recently developed 
townhouses and 
apartments.  

6,720 50,355 13% A 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

422-301-
01 

72 
1987 

Placentia 
Ave 

HARTLEY CO MG LI 4 
Mesa 
West 

2.31 40       92 17 10 18 47 

Warehouses with large 
surface parking lot. Two 
buildings on the site.  
Adjacent to recently 
developed townhouses 
and apartments.  
Building shows little sign 
of recent renovation. 
This property is located 
nearby several recently 
developed residential 
properties that were 
previously developed 
with commercial uses. 
Thus, there is a 
neighborhood pattern 
and trend of residential 
conversions that could 
occur during the current 
planning period on the 
subject property. Lastly, 
the property is larger 
than many of the lots in 
this area and therefore 
is more conducive for 
higher density 
residential 
development, and thus 
considered more 
attractive for residential 
redevelopment than 
even many of the 
previously converted 
nearby existing 
residential uses.  Lastly, 
the potential increase in 
future permitted 
residential density 
afforded by this Housing 
Element update cycle 
for this property is 

37,645 125,891 30% A 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

considered an attractive 
incentive for the 
property owner to gain 
greater economic return 
with residential 
development as 
opposed to remaining as 
a more difficult to lease 
commercial space.   

422-454-
28 

74 
2101 

Placentia 
Ave 

CASACOS LLC MG LI 4 
Mesa 
West 

0.91 40       36 6 3 7 19 

Restaurant with large 
surface parking lot.  
Potential for mixed-use 
development.  

4,802 49,428 10% C 

424-061-
01 

75 
885 W 
18th St 

MONROVIA 
AVENUE 

PARTNERS 
LLC 

MG LI 5 
Mesa 
West 

1.25 40       49 9 5 9 27 

One-story warehouses 
with a large surface 
parking lot. Hundreds of 
residential properties 
are located across West 
18th Street from the 
subject property and 
therefore the subject 
property if re-developed 
with residential uses 
would be considered 
neighborhood 
compatible. The existing 
large open parking lot 
could be redeveloped 
with a residential 
component and likely a 
large portion of the 
existing commercial uses 
could remain.  The 
property could also be 
redeveloped with 
second-floor residential 
as a mixed-use, pursuant 
to the Mesa West Urban 
Plan. Given the current 
high demand for 
residential in the City 

22,144 67,858 33% B 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

and profit yield, 
residential conversion 
during this planning 
period is conceivable.  

424-061-
03 

76 
859 W 
18th St 

CRANK 
FAMILY 2007 

LLC 
MG LI 5 

Mesa 
West 

0.81 40       32 6 3 6 17 

One-story multi-unit 
warehouse facility and 
surface parking lot. The 
property could be 
redeveloped with 
commercial first-floor 
and second-floor 
residential mixed-use 
development, pursuant 
to the Mesa West Urban 
Plan. The Mesa West 
Urban Plan encourages 
the construction of first 
floor commercial with 
second floor residential. 
Several large apartments 
are located in close 
proximity to the subject 
property. Given the 
current high demand for 
residential in the City, 
future permitted higher 
density afforded by this 
Housing Element cycle 
and expanded profit 
yield, residential 
development on this 
property is conceivable 
during this planning 
period. 

16,926 44,209 38% C 

424-061-
04 

77 
851 W 
18th St 

SEA 
PROPERTIES 

MG LI 5 
Mesa 
West 

1.79 40       71 13 7 14 36 
Auto body shop with 
large surface parking lot. 

25,478 97,501 26% C 

424-061-
05 

78 
1791 

Placentia 
Ave 

BOYD WILLIS 
BLAIR SR TR 

MG LI 5 
Mesa 
West 

4.27 40       170 32 18 34 85 

Single-story warehouses 
with large surface 
parking lot and drive 
aisles. Five buildings on 
the site which show little 

72,191 232,421 31% B 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

sign of recent 
renovation. The 
property is considered 
large in size 
(approximately 4 acres) 
and could be 
redeveloped with 
commercial first floor 
and second-floor 
residential 
development, pursuant 
to the Mesa West Urban 
Plan. The Mesa West 
Urban Plan encourages 
the construction of first 
floor commercial with 
second floor residential. 
Several hundred 
apartment and 
condominiums units are 
located in close 
proximity (east of 
Placentia Avenue) to the 
subject property.  Given 
the current high 
demand for residential 
in the City, profit yield 
for residential and 
increase in future 
residential densities 
allowed on this property 
as a result of the next 
Housing Element cycle, 
residential development 
on this property is 
conceivable during this 
planning period. 

424-061-
06 

79 
1751 

Placentia 
Ave 

BOYD WILLIS 
BLAIR SR TR 

MG LI 5 
Mesa 
West 

4.70 40       187 35 20 37 95 

Single-story warehouses 
with large surface 
parking lot and drive 
aisles. Seven buildings 

80,909 255,845 32% B 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

on the site which show 
little sign of recent 
renovation. The 
property is considered 
large in size 
(approximately 4.5 
acres) and hundreds of 
residential properties 
are located across 
Placentia Avenue from 
the subject property. 
Therefore, the subject 
property if re-developed 
with residential uses 
would be considered 
neighborhood 
compatible. The 
property could be 
redeveloped with 
second-floor residential 
pursuant to the Mesa 
West Urban Plan. Given 
the current high 
demand for residential 
in the City, future 
residential densities 
allowed on this property 
as a result of the next 
Housing Element cycle 
and profit yield, 
residential development 
is conceivable during 
this planning period. 

424-241-
11 

96 
610 W 
18th St 

COSTA MESA 
WOMEN'S 

CLUB 
R2-HD HDR 5 

Mesa 
West 

0.58 40       23 4 2 4 13 

Costa Mesa Women's 
Club with large surface 
parking lot.  Property is 
adjacent to new park 
and civic center uses 
and in a residential 
setting with both single-
family and multi-family 

5,857 31,413 19% C 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

uses.  Property is 
underutilized.  

424-281-
01 

97 
1730 

Pomona 
Ave 

C & K 
PARTNERS 

MG LI 5 
Mesa 
West 

0.99 40       39 7 4 7 22 
Warehouses with 
surface parking lot. One 
building on the site. 

11,802 54,028 22% B 

424-281-
19 

98 
424 

Pomona 
Ave 

PACIFIC 
MESA 

PROPERTIES 
MG LI 5 

Mesa 
West 

1.19 40       47 8 5 9 25 

Warehouses with large 
surface parking lot. One 
building on the site. The 
existing single-story 
building is located in 
close proximity to 
residential uses. This 
Urban Plan Area has 
seen significant past 
ownership interest in 
conversion of existing 
commercial/light 
industrial/office into 
residential development 
with similar previous 
existing sites (including 
more than one-hundred 
multi-story residential 
loft units located 
immediately across 17th 
Street, developed under 
separate ownership). 
Further, one of the main 
objectives of the Mesa 
West Urban Plan is to 
“encourage 
commercial/residential 
mixed-use 
development” with an 
emphasis on “vertical 
mixed-use 
development” (i.e., 

19,676 64,716 30% B 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

multi-story). Based on 
past local development 
trends, It is conceivable 
and likely that the 
economic return of a 
residential use will 
encourage the 
ownership to redevelop 
the existing use into 
either residential or 
residential mixed-use 
(similar to adjacent 
properties) within the 
current planning period. 
It should also be noted 
that several live/work 
developments 
(encouraged by this 
Urban Plan) are 
currently proposed in 
this area on similar sized 
properties that are 
existing commercial 
uses. 

424-281-
23 

99 
660 W 
17th St 

PACIFIC 
MESA 

PROPERTIES 
MG LI 5 

Mesa 
West 

2.26 40       90 17 9 18 45 

Large single-story self-
storage facility adjacent 
to existing multi-family 
residential.  Several of 
the City’s previously 
existing storage uses in 
the nearby vicinity have 
been converted to 
residential. There is also 
a neighborhood 
pattern/trend of 
commercial to 
residential conversion 
with several recently 
developed higher 
density residential loft 
properties constructed 

50,219 122,853 41% B 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

nearby on 17th Street. 
Thus, it is conceivable 
that the subject 
property owner would 
pursue residential 
conversion of the 
property in the current 
planning period similar 
to nearby properties. 
Residential conversion is 
also made more 
attractive to ownership 
by the future increases 
in residential densities 
allowed for this property 
by the next Housing 
Element cycle. 

424-321-
17 

100 
1882 

Whittier 
Ave 

AYRES SELF 
STORAGE 

COSTA MESA 
LLC 

R2-MD MDR 5 
Mesa 
West 

1.08 40       43 8 4 8 23 

Large single-story self-
storage facility adjacent 
to existing multi-family 
residential.  This 
property is generally 
surrounded by existing 
residential uses. Several 
of the City’s previously 
existing storage uses in 
the nearby vicinity have 
been converted to 
residential. It is likely 
that residential units on 
this property would be 
considered by the 
property owner to be an 
attractive re-use and for 
potential re-
development within the 
planning period. Future 
increases in residential 
densities allowed on this 
property as a result of 
the next Housing 

18,808 59,063 32% B 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

Element cycle is also 
considered an incentive 
for the property owner 
to develop residential. 

139-031-
39 

131 
3303 

Harbor 
Blvd 

SDCO COSTA 
MESA 

COMMERCE 
PARK INC 

PDI IP 1 
North 
Costa 
Mesa 

10.00 90       900 171 99 180 450 

Existing single-story light 
industrial/office uses on 
large site.  The City has 
received interest in the 
potential future 
redevelopment of the 
site for residential uses.  
In addition, the site is 
considered very large 
with extensive areas for 
residential 
development. 

160,463 326,700 49% A 

139-031-
42 

132 
1575 

Sunflowe
r Ave 

RREEF CPIF 
1575 

SUNFLOWER 
LLC 

MP IP 1 
North 
Costa 
Mesa 

8.03 90       722 137 79 144 362 

Existing single-story light 
industrial/office uses on 
large site.  The City has 
received interest in the 
potential future 
redevelopment of the 
site for residential uses. 
In addition, the site is 
considered very large 
with extensive areas for 
residential 
development. 

133,055 262,313 51% A 

139-031-
67 

133 
3333 

Harbor 
Blvd 

BEG 
HOLDINGS LP 

MP IP 1 
North 
Costa 
Mesa 

10.00 90       900 171 99 180 450 

Sofia University site 
(former Whittier Law 
School site) with large 
surface parking lot and 
largely underdeveloped 
land.  The City has 
received interest in the 
potential future 
redevelopment of the 
site for residential uses. 
In addition, the site is 
considered very large 
with extensive areas for 

130,197 326,700 40%  EX 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

residential 
development.   

140-041-
38 

134 
3390 

Harbor 
Blvd 

HARBOR 
ASSOCIATES 

MP IP 1 
North 
Costa 
Mesa 

5.78 90       520 98 57 104 260 

National University site.  
Analysis assumes 
potential 
redevelopment of the 
entire site as National 
University has vacated 
the existing lease.  The 
City has received 
interest in the potential 
future redevelopment of 
the site for residential 
uses.  

37,672 188,984 20% EX 

140-041-
63 

136 
3390 

Harbor 
Blvd 

C J 
SEGERSTRO
M & SONS 

MP IP 1 
North 
Costa 
Mesa 

1.69 90       152 28 16 30 77 

National University site.  
Analysis assumes 
potential 
redevelopment of the 
surface parking area.  
The City has received 
interest in the potential 
future redevelopment of 
the site for residential 
uses.  

0 55,367 0% EX 

140-041-
82 

137 
3315 

Fairview 
Rd 

C J 
SEGERSTRO
M & SONS 

PDC CC 1 

North 
Costa 

Mesa - 
HR 

7.58 90   C   443 44 22 44 333 

Home Ranch property.  
See analysis in Appendix 
B for additional 
information on potential 
to redevelop.   

40,025 211,382 19% EX 

140-041-
93 

138 
1201 
South 

Coast Dr 

HENRY T 
SEGERSTRO
M PROP LLC 

PDC CC 1 

North 
Costa 

Mesa - 
HR 

30.30 90 Vacant C   
1,77

2 
177 88 177 1,330 

Home Ranch property.  
See analysis in Appendix 
B for additional 
information on potential 
to redevelop.   

0 844,812 0% EX 

410-051-
48 

139 
3400 

Bristol St 
SOUTH 

COAST PLAZA 
TC CAC 2 

North 
Costa 
Mesa 

0.53 90   G   47 8 5 9 25 

Existing office uses.  The 
City has discussed the 
potential future 
redevelopment of this 
site for high-density 
residential uses with the 

18,147 40,626 45% EX 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

property owner.  
Therefore, it is likely that 
the site could be 
converted to residential 
during the planning 
period. 

410-051-
51 

140 
685 

Sunflowe
r Ave 

SOUTH 
COAST PLAZA 

TC CAC 2 
North 
Costa 
Mesa 

0.88 90   G   78 14 8 15 41 

Vacant portion of parcel 
adjacent to parking 
structure. The City has 
discussed the potential 
future redevelopment of 
this site for high-density 
residential uses with the 
property owner.  

863 67,517 1% EX 

410-051-
52 

141 
3410 

Bristol St 
SOUTH 

COAST PLAZA 
TC CAC 2 

North 
Costa 
Mesa 

1.35 90   G   121 22 13 24 61 

Existing office uses.  The 
City has discussed the 
potential future 
redevelopment of this 
site for high-density 
residential uses with the 
property owner.   

1,014 104,331 1% EX 

410-441-
17 

142 
14850 

Sunflowe
r Ave 

ROY K 
SAKIOKA & 

SONS 
PDC UCC 2 

North 
Costa 

Mesa - 
SL2 

30.93 90 Vacant     
1,20

0 
120 60 120 900 

Sakioka Lot 2 property.  
See analysis in Appendix 
B for additional 
information on potential 
to redevelop.   

15,275 
1,347,31

1 
1% EX 

410-501-
31 

144 N/A 
JKS-CMFV 

LLC 
PDC UCC 2 

North 
Costa 
Mesa 

3.39 90       305 57 33 61 153 

Large surface parking 
lot.  Analysis assumes 
only redevelopment of 
the surface parking lot 
area.  The City has 
discussed the potential 
future redevelopment of 
this site for high-density 
residential uses with the 
property owner.   

0 116,821 0% EX 

412-491-
07 

145 
3333 

Bristol St 
SOUTH 

COAST PLAZA 
PDC RC 2 

North 
Costa 
Mesa 

6.41 90       575 120 60 115 288 

This parcel is and 
existing surface parking 
lot within South Coast 
Plaza.  See analysis in 
Appendix B for 

15,390 248,505 6% EX 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

additional information 
on potential to 
redevelop.   

412-491-
11 

146 0 
SOUTH 

COAST PLAZA 
PDC RC 2 

North 
Costa 
Mesa 

5.37 90       483 91 53 96 243 

This parcel is and 
existing surface parking 
lot within South Coast 
Plaza.  See analysis in 
Appendix B for 
additional information 
on potential to 
redevelop.   

0 208,379 0% EX 

412-501-
06 

147 
3333 

Bristol St 
S-TRACT LLC PDC RC 2 

North 
Costa 
Mesa 

10.00 90       900 171 99 180 450 

This parcel is an existing 
surface parking lot 
within the South Coast 
Plaza.  See analysis in 
Appendix B for 
additional information 
on potential to 
redevelopment.   

232,135 387,684 60% EX 

418-161-
06 

176 
2957 

Randolph 
Ave 

ZELDEN 
ALICE WILLER 

MG LI 2 SoBECA 0.72 60       43 8 4 8 23 

Existing light industrial 
building that is used as a 
brewery/restaurant with 
large surface parking lot.  
Site is located within the 
SoBECA Urban Plan 
redevelopment area. 
Large residential 
neighborhoods located 
nearby.  Pursuant to the 
SoBeca Urban Plan, 
vertical mixed-use 
development is 
encouraged and 
therefore residential 
could be developed 
within the current 
planning period. In 
addition, the SoBeca 
area is considered an 
attractive area for 

16,880 39,375 43% A 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

certain younger 
generations and 
therefore the prospect 
of residing on the 
subject property would 
generate interest to the 
property ownership. 
Also, staff has met with 
the current occupant 
and there is uncertainty 
if the existing use will 
continue. Lastly, future 
residential densities 
allowed on this property 
as a result of the next 
Housing Element cycle 
would incentivize 
property ownership to 
convert to residential. 

418-162-
02 

177 
2968 

Randolph 
Ave 

PALANJIAN 
JERRY O  

MG LI 2 SoBECA 0.72 60       43 8 4 8 23 

One-story warehouses 
with surface parking lot. 
Site is located within the 
SoBECA Urban Plan 
redevelopment area. 
Large residential 
neighborhoods located 
nearby.  Pursuant to the 
SoBeca Urban Plan, 
vertical mixed-use 
development is 
encouraged and 
therefore residential 
could be developed 
within the current 
planning period. In 
addition, the SoBeca 
area is considered an 
attractive area for 
certain younger 
generations and 
therefore the prospect 

18,531 39,251 47% A 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

of residing on the 
subject property would 
generate interest to the 
property ownership. 
Residential could also be 
developed on the 
second story. Lastly, 
future residential 
densities allowed on this 
property as a result of 
the next Housing 
Element cycle would 
incentivize property 
ownership to convert to 
residential. 

418-163-
05 

178 
2064 

Bristol St 
PEP BOYS C1 G 2 SoBECA 1.47 60       88 16 9 17 46 

Tire shop with large 
surface parking lot. Site 
is within the SoBECA 
Urban Plan 
redevelopment area. 

19,022 79,928 24% A 

418-171-
02 

179 
752 Saint 

Clair St 

PURCILLY 
GAY 

WHEELER 
C2 G 2 SoBECA 0.26 60   B   15 2 1 3 8 

School yard for learning 
center. Site is within the 
SoBECA Urban Plan 
redevelopment area. 

424 14,201 3% A 

418-191-
04 

180 
766 Saint 

Clair St 
766 ST CLAIR 

LLC 
C2 G 2 SoBECA 0.67 60       40 7 4 8 20 

Existing fitness studio is 
located in the aging 
warehouse with large 
surface parking lot. Site 
is within the SoBECA 
Urban Plan 
redevelopment area 
which encourages mixed 
use development that 
combines residential 
and nonresidential uses.     
It is located near a 
vibrant commercial and 
business corridor and 
areas that have been 
slated to convert from 
commercial to mixed 

12,329 36,507 34% A 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

use/residential 
development.  Given its 
close proximity to these 
areas and inclusion in 
the Urban Plan, it is 
likely to convert during 
this 8 year Planning 
cycle. Lastly, future 
residential densities 
allowed on this property 
as a result of the next 
Housing Element cycle 
would incentivize 
property ownership to 
convert to residential. 

418-202-
01 

181 
845 Baker 

St 
RMAFII LOC 

LLC 
C1 G 2 SoBECA 0.87 60       52 9 5 10 27 

Small strip mall with 
large surface parking lot. 
Site is within the SoBECA 
Urban Plan 
redevelopment area. 

11,899 47,299 25% A 

418-202-
02 

182 
841 Baker 

St 

BAKER 
STREET 

PROPERTIES 
LLC 

C1 G 2 SoBECA 0.33 60   D   19 3 2 3 12 

Nightclub with large 
surface parking lot. Site 
is within the SoBECA 
Urban Plan 
redevelopment area 
which encourages mixed 
use development that 
combines residential 
and nonresidential uses.     
It is located near a 
vibrant commercial and 
business corridor and 
areas that have been 
slated to convert from 
commercial to mixed 
use/residential 
development.  Given its 
close proximity these 
areas and inclusion in 
the Urban Plan, it is 
likely to convert during 

6,401 17,870 36% A 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

this 8 year Planning 
cycle. Additionally, 
nightclubs are prone to 
have a higher turnover 
rate than many other 
commercial uses so a 
potential use change is a 
possible occurrence 
within the planning 
period.Lastly, future 
residential densities 
allowed on this property 
as a result of the next 
Housing Element cycle 
would incentivize 
property ownership to 
convert to residential. 

418-202-
03 

183 
841 Baker 

St 

BAKER 
STREET 

PROPERTIES 
LLC 

C1 G 2 SoBECA 0.60 60   D   35 6 3 7 18 

Nightclub with large 
surface parking lot. Site 
is within the SoBECA 
Urban Plan 
redevelopment area. 

8,881 32,546 27% A 

418-202-
04 

184 
801 Baker 

St 

RED 
MOUNTAIN 
ASSET FUND 

ILLC 

C1 G 2 SoBECA 0.86 60       51 9 5 10 26 

Strip mall with large 
surface parking lot. Site 
is located within the 
SoBECA Urban Plan 
redevelopment area 
which encourages mixed 
use development that 
combines residential 
and nonresidential uses.     
It is located near a 
vibrant commercial and 
business corridor and 
areas that have been 
slated to convert from 
commercial to mixed 
use/residential 
development.  Given its 
close proximity to these 
areas and inclusion in 

15,474 46,602 33% A 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

the Urban Plan, it is 
likely to convert during 
this 8 year Planning 
cycle. Lastly, future 
residential densities 
allowed on this property 
as a result of the next 
Housing Element cycle 
would incentivize 
property ownership to 
convert to residential. 

418-202-
05 

185 
2969 

Century 
Pl 

ECHAN 
BARBARA 

TRUST 
C1 LI 2 SoBECA 0.09 60   E   5 0 0 1 3 

Surface parking lot. Site 
is within the SoBECA 
Urban Plan 
redevelopment area. 

469 4,712 10% A 

418-202-
06 

186 
2969 

Century 
Pl 

ECHAN 
BARBARA 

TRUST 
MG LI 2 SoBECA 0.68 60   E   40 7 4 8 20 

Gym with large surface 
parking lot. Site located 
is within the SoBECA 
Urban Plan 
redevelopment area 
which encourages mixed 
use development that 
combines residential 
and nonresidential uses.     
It is located near a 
vibrant commercial and 
business corridor and 
areas that have been 
slated to convert from 
commercial to mixed 
use/residential 
development.  Given its 
close proximity to these 
areas and inclusion in 
the Urban Plan, it is 
likely to convert during 
this 8 year Planning 
cycle. Lastly, future 
residential densities 
allowed on this property 
as a result of the next 

13,488 36,893 37% A 



 
 

Appendix B: Sites Analysis                   B-91 

Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

Housing Element cycle 
would incentivize 
property ownership to 
convert to residential. 

418-202-
07 

187 
2959 

Century 
Pl 

GRAYBAR 
ELECTRIC CO 

INC 
MG LI 2 SoBECA 0.50 60       30 5 3 6 15 

Electrical equipment 
manufacturer/ 
distributor Site is located 
within the SoBECA 
Urban Plan 
redevelopment area 
which encourages mixed 
use development that 
combines residential 
and nonresidential uses.     
It is located near a 
vibrant commercial and 
business corridor and 
areas that have been 
slated to convert from 
commercial to mixed 
use/residential 
development.  Given its 
close proximity to these 
areas and inclusion in 
the Urban Plan, it is 
likely to convert during 
this 8 year Planning 
cycle. Lastly, future 
residential densities 
allowed on this property 
as a result of the next 
Housing Element cycle 
would incentivize 
property ownership to 
convert to residential. 

10,200 27,436 37% A 

418-202-
10 

188 
2942 

Century 
Pl 

SCM 
ENTERPRISES 

MG LI 2 SoBECA 0.87 60       52 9 5 10 27 

Co-working office with 
large surface parking. 
Site is located within the 
SoBECA Urban Plan 
redevelopment area 
which encourages mixed 

14,382 47,242 30% A 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

use development that 
combines residential 
and nonresidential uses.     
It is located near a 
vibrant commercial and 
business corridor and 
areas that have been 
slated to convert from 
commercial to mixed 
use/residential 
development.  Given its 
close proximity these 
areas and inclusion in 
the Urban Plan, it is 
likely to convert during 
this 8 year Planning 
cycle. Lastly, future 
residential densities 
allowed on this property 
as a result of the next 
Housing Element cycle 
would incentivize 
property ownership to 
convert to residential. 

418-202-
11 

189 
2952 

Century 
Pl 

GRAHAM 
GORDON T 

TR 
MG LI 2 SoBECA 0.90 60       54 10 5 10 29 

Existing single story 
warehouse with large 
storage yard that is 
currently used as an air 
conditioning business. 
Site is located within the 
SoBECA Urban Plan 
redevelopment area 
which encourages mixed 
use development that 
combines residential 
and nonresidential uses.     
This property is located 
south of a development 
that has an existing 
approved Master Plan 
that will change the use 

17,227 49,090 35% A 



 
 

Appendix B: Sites Analysis                   B-93 

Costa Mesa Housing Element 

 

6th Cycle – 2021-2029 

Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

from 
commercial/industrial to 
mixed use development.   
The existing warehouse 
is a single story that may 
be redeveloped to 
support mixed use 
development including 
residential and live/work 
units.  Lastly, future 
residential densities 
allowed on this property 
as a result of the next 
Housing Element cycle 
would incentivize 
property ownership to 
convert to residential. 

418-202-
12 

190 
2972 

Century 
Pl 

PROJECT C 
LLC 

MG LI 2 SoBECA 0.94 60       56 10 6 11 29 

Auto repair shop with 
surface parking.  Site is 
located within the 
SoBECA Urban Plan 
redevelopment area 
which encourages mixed 
use development that 
combines residential 
and nonresidential uses.  
This property along with 
parcels 418-202-13 and 
418-202-14 are included 
in a Master Plan for a 
mixed use development.   
The previously approved 
planning application at 
this site indicates a 
desire to convert the 
commercial use to a 
mixed use development.   
A portion of the site is 
included in a Master 
Plan PA-19-12 that was 
approved by City Council 

18,109 51,374 35% A 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

on September 3, 2019.    
The Master Plan was for 
of a mixed use 
development that 
included restaurants, 
retail spaces, office 
spaces, 48 residential 
units, and 14 live work 
units. Lastly, future 
residential densities 
allowed on this property 
as a result of the next 
Housing Element cycle 
would incentivize 
property ownership to 
include additional 
residential units than 
previously proposed. 

418-202-
13 

191 
2972 

Century 
Pl 

PROJECT C 
LLC 

MG LI 2 SoBECA 0.91 60       54 10 5 10 29 

Warehouse with large 
yard. Site is located 
within the SoBECA 
Urban Plan 
redevelopment area 
which encourages mixed 
use development that 
combines residential 
and nonresidential uses. 
This property along with 
parcels 418-202-12 and 
418-202-14 are included 
in a Master Plan for a 
mixed use development.   
The previously approved 
planning application at 
this site indicates a 
desire to convert the 
commercial use to a 
mixed use development.   
A portion of the site is 
included in a Master 
Plan PA-19-12 that was 

18,372 49,319 37% A 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

approved by City Council 
on September 3, 2019.    
The Master Plan was for 
of a mixed use 
development that 
included restaurants, 
retail spaces, office 
spaces, 48 residential 
units, and 14 live work 
units.    
Lastly, future residential 
densities allowed on this 
property as a result of 
the next Housing 
Element cycle would 
incentivize property 
ownership to include 
additional residential 
units than previously 
proposed. 

418-202-
14 

193 
765 Baker 

St 
PROJECT C 

LLC 
C2 G 2 SoBECA 0.67 60       40 7 4 8 20 

Existing auto repair shop 
use. Site is located 
within the SoBECA 
Urban Plan 
redevelopment area 
which encourages mixed 
use development that 
combines residential 
and nonresidential uses.  
This property along with 
parcels 418-202-12 and 
418-202-13 are included 
in a Master Plan for a 
mixed use development.   
The previously approved 
planning application at 
this site indicates a 
desire to convert the 
commercial use to a 
mixed use development.   
A portion of the site is 

16,802 36,615 46% A 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

included in a Master 
Plan PA-19-12 that was 
approved by City Council 
on September 3, 2019.    
The Master Plan was for 
of a mixed use 
development that 
included restaurants, 
retail spaces, office 
spaces, 48 residential 
units, and 14 live work 
units. Lastly, future 
residential densities 
allowed on this property 
as a result of the next 
Housing Element cycle 
would incentivize 
property ownership to 
include additional 
residential units than 
previously proposed. 

419-041-
02 

194 
2180 

Harbor 
Blvd 

FISHER REAL 
ESTATE 

PARTNERS 
(COSTA 

MESA) L P 

C1 G 5 
Harbor 
Mixed-

Use 
0.77 50       38 7 4 7 21 

Existing aging strip mall 
with multiple tenants 
and large surface 
parking lot area.  Site is 
adjacent to a major 
transportation corridor 
(Harbor Blvd).   

11,827 41,947 28% C 

419-041-
06 

195 
2180 

Harbor 
Blvd 

FISHER REAL 
ESTATE 

PARTNERS 
(COSTA 

MESA) L P 

C1 G 5 
Harbor 
Mixed-

Use 
2.50 50       125 23 13 25 63 

99 cent store with large 
surface parking.  Site is 
adjacent to a major 
transportation corridor 
(Harbor Blvd).   

37,430 136,349 27% C 

418-101-
05 

197 
1425 

Baker St 
1425 BAKER 

LLC 
C1 G 2 

Harbor 
Mixed-

Use 
1.90 60       114 21 12 22 59 

Existing auto dealer with 
large surface parking. 

24,369 103,666 24% C 

140-041-
83 

198 N/A 
C J 

SEGERSTRO
M & SONS 

PDC CC 1 

North 
Costa 

Mesa - 
HR 

0.23 90 Vacant C   0 0 0 0 0 

Home Ranch property.  
See analysis in Appendix 
B for additional 
information on potential 
to redevelop.   

0 6,419 0% EX 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

418-101-
03 

199 
1491 

Baker St 

PURCILLY 
GAY 

WHEELER TR 
C1 G 2 

Harbor 
Mixed-

Use 
1.27 60   B   74 14 8 14 39 

Restaurant and 
barbershop.  Site is 
anticipated to redevelop 
with adjacent parcels as 
shown in this table.  

4,434 69,124 6% C 

424-202-
01 

200 
745 W 
19th St 

PANGE 
MARC C 

REVOC TR 
C1 G 4 19 West 0.63 50       30 5 3 6 15 

Strip mall with surface 
parking lot adjacent to 
major transportation 
corridor (19th St.).  Site 
has the potential to 
redevelop for mixed-
use.   

9,838 34,468 29% C 

410-481-
05 

201 
3201 Park 
Center Dr 

THE IRVINE 
COMPANY 

LLC 
TC CAC 2 

North 
Costa 

Mesa - 
Pac Arts 

6.27 90   H   186 18 9 18 141 

Pacific Arts Center 
property.  See analysis in 
Appendix B for 
additional information 
on potential to 
redevelop.   

81,187 483,505 17% EX 

410-491-
07 

202 
601 

Anton 
Blvd 

THE IRVINE 
COMPANY 

LLC 
TC CAC 2 

North 
Costa 

Mesa - 
Pac Arts 

12.07 90   H   349 35 18 35 261 

Pacific Arts Center 
property.  See analysis in 
Appendix B for 
additional information 
on potential to 
redevelop.   

230,300 930,850 25% EX 

139-313-
21 

203 
1590 

Adams 
Ave 

C J 
SEGERSTRO
M & SONS 

C1 G 1 
Harbor 
Mixed-

Use 
0.19 50   F   9 1 0 1 7 

Existing Post Office site 
with lease expiring 
during the planning 
period.  Property owner 
has indicated interest in 
redeveloping the site for 
residential uses.  

247 10,216 2% EX 

139-313-
30 

204 
1590 

Adams 
Ave 

C J 
SEGERSTRO
M & SONS 

C1 G 1 
Harbor 
Mixed-

Use 
2.40 50   F   120 22 13 24 60 

Existing Post Office site 
with lease expiring 
during the planning 
period.  Property owner 
has indicated interest in 
redeveloping the site for 
residential uses.  

27,802 130,680 21% EX 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.   
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low  

Low  Moderate  
Above 

Moderate  
Notes 

Existing 
Building 

SF  

Max 
Buildout 
per FAR  

 % 
Occupied  

Dev. Class 

410-051-
46 

205 
3420 

Bristol St 
SOUTH 

COAST PLAZA 
TC CAC 2 

North 
Costa 
Mesa 

0.75 90   G   70 13 7 14 35 

Existing office uses and 
surface parking lot.  The 
City has discussed the 
potential future 
redevelopment of this 
site for high-density 
residential uses with the 
property owner.   

12,109 57,826 21% EX 

410-501-
25 

206 
545 

Anton 
Blvd 

JKS-CMFV 
LLC 

PDC UCC 2 
North 
Costa 
Mesa 

0.74 90       66 12 7 13 34 

Small commercial out 
parcel uses.  Property 
owner has indicated 
interest in redeveloping 
the site for residential 
uses.  

5,026 25,367 20% EX 

410-501-
36 

207 N/A 
JKS-CMFV 

LLC 
PDC UCC 2 

North 
Costa 
Mesa 

1.82 90       164 31 18 32 84 

Surface parking lot.  
Property owner has 
indicated interest in 
redeveloping the site for 
residential uses.  

5,026 62,729 8% EX 

418-171-
01 

208 
754 Saint 

Clair St 

PURCILLY 
GAY 

WHEELER TR 
C2 G 1 SoBECA 0.27 60   B   15 2 1 3 8 

Existing learning center 
use.  Site is anticipated 
to redevelop with 
adjacent parcels as 
shown in this table.  

3,797 14,921 25% A 

140-041-
81 

196 
3333 

Susan St 

THE HIVE 
CREATIVE 

OFFICE INC 
PDI IP 1 

North 
Costa 
Mesa 

4.00 90       432 68 39 72 252 

Current Los Angeles 
Chargers’ practice field 
facility.   The Chargers 
new training facility will 
open in Spring 2024 in El 
Segundo CA.  The City 
has discussed the 
potential future 
redevelopment of the 
football practice field for 
high-density residential 
uses with the property 
owner.   The site is 
located within the North 
Costa Mesa Specific Plan 
which supports urban 
mixed development, 

93,238 130,680 71% EX 
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Table B-6: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).  The unique identifiers were established at the beginning of the sites analysis process.  
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

APN 
Unique 

Id 
Address Owner Zoning 

General 
Plan 
Land 
Use 

Council 
District 

Specific 
Plans 

Size 
(Ac) 

Density Vacant 
Potential 
Consolid

ation 

Used 
In 5th 
Cycle 

Net 
Units 

Very 
Low 

Low Moderate 
Above 

Moderate 
Notes 

Existing 
Building 

SF 

Max 
Buildout 
per FAR 

 % 
Occupied 

Dev. Class 

including retail, 
industrial, business park, 
and residential uses.  
The site is directly 
adjacent to retail and 
offices spaces to the 
west, Medium Density 
Residential (townhomes) 
to the east, commercial 
to the south and a 
business center/post 
office to the north.  

Table B-8: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).     
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

Unique 
ID 

APN Address 
Zip 

Code 
Consolidated 

Sites 

General 
Plan Land 

Use 
Designation 

Zoning 
Designation 

Overlay or 
Specific 

Plan 
Designation 

MUOD 
Sub-Area 

Min. 
Density 
Allowed 

(units/acre) 

Max. 
Density 
Allowed 

(units/acre) 

Parcel 
Size 

(acres) 

Existing 
Use/Vacancy 

Lower-
Income 
Capacity 

Moderate-
Income 
Capacity 

Above 
Moderate-

Income 
Capacity 

Total 
Capacity 

Development 
Classification 

% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

1 
139-
031-
62 

1683 
Sunflower 

92626 IP MP MUOD 
North 
Costa 
Mesa 

20 30 15.74 Industrial 106 0 951 1,057 A 66% 0.620 
Entitled project - One Metro 

West 

2 
139-
031-
71 

1503 S 
Coast Dr 

92626 GC CL MUOD 
North 
Costa 
Mesa 

20 90 2.95 Commercial 84 42 86 212 A 29% 0.094 
Office/medical office building  

with surface parking lot. 

3 
139-
031-
75 

1507 S 
Coast Dr 

92626 GC CL MUOD 
North 
Costa 
Mesa 

20 90 0.97 Commercial 27 13 29 69 A 22% 0.341 
Restaurant with large parking 

lot. 

4 
139-
031-
76 

1515 S 
Coast Dr 

92626 GC CL MUOD 
North 
Costa 
Mesa 

20 90 2.47 Hotel/motel 70 35 72 177 D 35% 0.189 
Property includes lodging and 

surface parking. 

5 
139-
652-
01 

1685 
Scenic Ave 

92626 IP MP MUOD 
North 
Costa 
Mesa 

20 90 1.45 Industrial 41 20 43 104 A 59% 0.696 
Industrial / light industrial with 

a surface parking lot. 

6 
139-
652-
02 

3560 
Cadillac 

Ave 
92626 IP MP MUOD 

North 
Costa 
Mesa 

20 90 2.13 Industrial 61 30 62 153 A 61% 0.616 
 Industrial/light industrial with 

a surface parking lot. 

7 
139-
652-
07 

1675 
Toronto 

Way 
92626 IP MP MUOD 

North 
Costa 
Mesa 

20 90 1.50 Industrial 43 21 44 108 A 47% 0.423 
Industrial/light industrial with a 

surface parking lot. 

8 
139-
652-
11 

1700 
Sunflower 

92626 IP MP MUOD 
North 
Costa 
Mesa 

20 90 2.51 Industrial 72 36 72 180 A 50% 0.194 
Industrial / manufacturing-
showroom/warehouse use 

with surface parking lot. 
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Table B-8: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).     
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

Unique 
ID 

APN Address 
Zip 

Code 
Consolidated 

Sites 

General 
Plan Land 

Use 
Designation 

Zoning 
Designation 

Overlay or 
Specific 

Plan 
Designation 

MUOD 
Sub-Area 

Min. 
Density 
Allowed 

(units/acre) 

Max. 
Density 
Allowed 

(units/acre) 

Parcel 
Size 

(acres) 

Existing 
Use/Vacancy 

Lower-
Income 
Capacity 

Moderate-
Income 
Capacity 

Above 
Moderate-

Income 
Capacity 

Total 
Capacity 

Development 
Classification 

% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

9 
139-
652-
12 

1670 
Sunflower 

Ave 
92626  IP MP MUOD 

North 
Costa 
Mesa 

20 90 2.39 Industrial 68 34 70 172 A 55% 0.286 

Existing uses include  
warehouse, showroom, and 

light manufacturing uses with a 
surface parking lot. 

 

10 
140-
041-
59 

3363 Via 
Merano 

92626  UCC PDC MUOD 
North 
Costa 
Mesa 

20 90 9.70 Parking 279 139 280 698 C 0% 0.096 Parking lot  

11 
141-
221-
40 

1085 
Baker St 

92626  GC C2 MUOD N/A  20 60 0.86 Commercial 16 8 17 41 A 42% 0.278 
Commercial use with a drive-

thru window and surface 
parking lot 

 

12 
424-
202-
02 

719 W 
19th St 

92627  G C1 MUOD 19 West 20 50 1.29 Commercial 15 10 26 51 C 18%  

Small commercial uses in a 
strip mall center.  

Approximately half of the 
parcel is surface parking and 

property abuts a major 
transportation corridor (19th 

Street).  Shopping Center 
shows no recent sign of 

renovation. 

 

13 
424-
202-
03 

707 W 
19th St 

92627  G C1 MUOD 19 West 20 50 2.00 Commercial 23 15 41 79 C 19%  

Existing single-use grocery 
store  with large surface 
parking lot.  Potential to 
redevelop for mixed-use 

adjacent to major 
transportation corridor (19th 

Street). 

 

14 
424-
211-
01 

695 W 
19th St 

92627  G C1 MUOD 19 West 20 50 2.66 Commercial 70 0 0 70 B 11%  

Approved lower-income Senior 
Center Housing project in the 
parking lot (the Senior Center 

would remain). 

 

15 NOT USED 

16 
424-
281-
20 

1710 
Pomona 

Ave 
92627  LI MG MUOD 19 West 20 50 1.08 Industrial 12 8 23 43 B 30%  

Existing self-storage facility in 
close proximity to new 

residential uses and major 
transportation corridor (17th 

Street). 

 

17 
424-
281-
21 

670 W 
17th St 

92627  LI MG MUOD 19 West 20 50 1.06 Industrial 12 8 22 42 A 21%  

Existing 2-story office and 
commercial uses in close 

proximity to new residential 
uses and major transportation 

corridor (17th Street). 

 

18 
424-
281-
22 

660 W 
17th St 

92627  LI MG MUOD 19 West 20 50 2.22 Industrial 26 17 45 88 B 30% 1.520 

Existing self-storage facility and 
light industrial/commercial use 

in close proximity to new 
residential uses and major 

transportation corridor (17th 
Street). 

 

19 
425-
431-
02 

1680 
Superior 

Ave 
92627  G CL MUOD 19 West 20 50 2.11 Commercial 25 16 43 84 D 22%  

Existing hotel use  with large 
surface parking lot.  Property is 

directly adjacent to Newport 
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Table B-8: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).     
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

Unique 
ID 

APN Address 
Zip 

Code 
Consolidated 

Sites 

General 
Plan Land 

Use 
Designation 

Zoning 
Designation 

Overlay or 
Specific 

Plan 
Designation 

MUOD 
Sub-Area 

Min. 
Density 
Allowed 

(units/acre) 

Max. 
Density 
Allowed 

(units/acre) 

Parcel 
Size 

(acres) 

Existing 
Use/Vacancy 

Lower-
Income 
Capacity 

Moderate-
Income 
Capacity 

Above 
Moderate-

Income 
Capacity 

Total 
Capacity 

Development 
Classification 

% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

Boulevard and next to new 
multi-family development. 

20 
425-
431-
03 

1666 
Superior 

Ave 
92627 A LI MG MUOD 19 West 20 50 0.29 Industrial 3 2 6 11 B 23%  

Lot consolidation info: This site 
is comprised of 4 parcels 

equating 1.7 acres and are 
contiguous. Collection of 
existing warehouse and 

industrial uses adjacent to new 
multi-family development.  The 

Housing Element anticipates 
this property may be 

redeveloped with adjacent 
uses as indicated in this table. 

SCHWARTZ PAUL D 2007 TR 

21 
425-
431-
04 

116 E 
16th St 

92627 A LI MG MUOD 19 West 20 50 0.73 Industrial 8 5 16 29 B 35%  

Lot consolidation info: This site 
is comprised of 4 parcels 

equating 1.7 acres and are 
contiguous.  

 Collection of existing 
warehouse and industrial uses 
adjacent to new multi-family 
development.  The Housing 

Element anticipates this 
property may be redeveloped 

with adjacent uses as indicated 
in this table. 

SHEEHAN MICHAEL W TR 

22 
425-
431-
05 

126 E 
16th St 

92627 A LI MG MUOD 19 West 20 50 0.42 Industrial 4 3 9 16 B 48%  

Lot consolidation info: This site 
is comprised of 4 parcels 

equating 1.7 acres and are 
contiguous. A vehicle repair 
facility developed with older 

and randomly located 
structures. The Housing 
Element anticipates this 

property may be redeveloped 
with adjacent uses as indicated 

in this table. The existing 
collection of vehicular repair 
and vehicle storage buildings 
are located across 16th Street 

from approximately 60 
affordable modular/mobile 

home residential units and also 
located in close proximity to 

more than one-hundred multi-
story residential loft units 

located on 17th Street. 

126 PROPERTIES LLC 
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Table B-8: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).     
Some sites were removed as part of the analysis and sites were not renumbered to retain continuity for the community and other users when referring to specific sites. 

Unique 
ID 

APN Address 
Zip 

Code 
Consolidated 

Sites 

General 
Plan Land 

Use 
Designation 

Zoning 
Designation 

Overlay or 
Specific 

Plan 
Designation 

MUOD 
Sub-Area 

Min. 
Density 
Allowed 

(units/acre) 

Max. 
Density 
Allowed 

(units/acre) 

Parcel 
Size 

(acres) 

Existing 
Use/Vacancy 

Lower-
Income 
Capacity 

Moderate-
Income 
Capacity 

Above 
Moderate-

Income 
Capacity 

Total 
Capacity 

Development 
Classification 

% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

23 
425-
431-
06 

126 E 
16Th St 

92627 A G C1 MUOD 19 West 20 50 0.35 Commercial 4 2 8 14 B 27%  

Lot consolidation info: This site 
is comprised of 4 parcels 

equating 1.7 acres and are 
contiguous. Collection of 
existing warehouse and 

industrial uses adjacent to new 
multi-family development.  The 

Housing Element anticipates 
this property may be 

redeveloped with adjacent 
uses as indicated in this table. 

126 PROPERTIES LLC 

24 
425-
431-
07 

1601 
Newport 

Blvd 
92627  G C1 MUOD 19 West 20 50 0.79 Commercial 9 6 16 31 B 22%  

Collection of existing 
warehouse and industrial uses 
adjacent to new multi-family 
development.  The Housing 

Element anticipates this 
property may be redeveloped 

with adjacent uses as indicated 
in this table. 

 

25 
141-
221-
41 

2990 
Grace Ln 

92626  LI MG MUOD SoBECA 20 60 0.81 Industrial 15 7 16 38 A 60% 0.341 
Freestanding industrial/ light 

industrial building with a 
surface parking lot. 

 

26 
141-
221-
49 

1139 
Baker St 

92626  LI MG MUOD SoBECA 20 60 2.72 Industrial 52 26 52 130 A 53% 0.388 

The site is developed for light 
industrial use, supporting 

manufacturing, fabrication, 
and industrial service 

functions. 

 

27 
141-
312-
21 

2729 
Bristol St 

92626  GC CL MUOD SoBECA 20 60 0.95 Commercial 18 9 18 45 A 35% 0.465 

Developmentinterest provided 
in writing. Two-story 

office/medical building of 
about 18,133 square feet. The 
site is currently configured as a 

flex office/medical office 
building and surface parking 
lot.The parcel is located in a 
dense commercial corridor 

near SR-73and the I-405 

 

28 
141-
421-
23 

2507 
Carnegie 

Ave 
92626  NC C1 MUOD 

Harbor 
Blvd 

20 50 1.67 Commercial 26 13 27 66 C 28% 0.437 Surface parking lot.  

29 
141-
491-
09 

2480 
Harbor 

Blvd 
92626 M GC C1 MUOD 

Harbor 
Blvd 

20 30 1.92 Commercial 26 13 28 67 C 0% 1.290 

Lot consolidation info: This site 
includes 3 parcels, all 

contiguous with each other, all 
under common ownership. 

Developer interest - 2.7 
acres/67 units for sale - 

Commercial / automotive 
facility. The larger 2480–2490 
Harbor Blvd site is listed as a 

retail/auto dealership property 

EDEN BAY PROPERTIES LLC 
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Table B-8: Sites to Accommodate Costa Mesa 2021-2029 RHNA 

Note:  This table is sorted by unique identifier (Unique ID).     
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Unique 
ID 

APN Address 
Zip 

Code 
Consolidated 

Sites 

General 
Plan Land 

Use 
Designation 

Zoning 
Designation 

Overlay or 
Specific 

Plan 
Designation 

MUOD 
Sub-Area 

Min. 
Density 
Allowed 

(units/acre) 

Max. 
Density 
Allowed 

(units/acre) 

Parcel 
Size 

(acres) 

Existing 
Use/Vacancy 

Lower-
Income 
Capacity 

Moderate-
Income 
Capacity 

Above 
Moderate-

Income 
Capacity 

Total 
Capacity 

Development 
Classification 

% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

with existing automotive 
improvements, service bays, 

offices, yard area, and C-1 
zoning. 

30 
141-
491-
10 

2480 
Harbor 

Blvd 
92626 M GC C1 MUOD 

Harbor 
Blvd 

20 30 0.19 Commercial 1 0 3 4 C 0% 0.123 

Lot consolidation info: This site 
includes 3 parcels, all 

contiguous with each other, all 
under common ownership. 

Developer interest - proposing 
lot consolidation for 2.7 
acres/67 units for sale 

Developed with a vacant 
commercial retail (auto sales) 
building and surface parking 

lot. 

EDEN BAY PROPERTIES LLC 

31 
141-
491-
11 

2490 
Harbor 

Blvd 
92626 M GC CL MUOD 

Harbor 
Blvd 

20 30 0.60 Commercial 5 2 7 14 C 0% 0.037 

Lot consolidation info: This site 
includes 3 parcels, all 

contiguous with each other, all 
under common ownership. 

Developer interest - 2.7 
acres/67 units for sale, Corner 

lot on the corner of Harbor 
Blvd and Fair Dr. Developed 

with a vacant commercial retail 
(auto sales) building and 

surface parking lot 

EDEN BAY PROPERTIES LLC 

32 
141-
521-
49 

3150 Bear 
Street 

92626  GC AP MUOD 
North 
Costa 
Mesa 

20 30 6.13 Commercial 60 45 46 151 A 0% 0.000 

Entitled Project - Meritage 
Homes . Large office/specialty 
campus; former broadcasting 

facility. 

 

33 
415-
041-
01 

1571 W 
Macarthur 

Blvd 
92626  IP MP MUOD 

North 
Costa 
Mesa 

20 90 3.31 Industrial 95 47 96 238 A 57% 0.621 
Industrial / warehouse-flex 
use. Parcel includes a large 

surface parking lot. 
 

34 
415-
041-
02 

1561 W 
Macarthur 

Blvd 
92626  IP MP MUOD 

North 
Costa 
Mesa 

20 90 1.52 Industrial 43 21 45 109 A 54% 0.801 

Industrial / warehouse-flex 
use; also associated with exotic 
auto sales/showroom activity. 
The rectangular lot includes an 
industrial / warehouse / light 

industrial building with 
associated surface parking. 

 

35 
415-
041-
03 

1545 W 
Macarthur 

Blvd 
92626  IP MP MUOD 

North 
Costa 
Mesa 

20 90 1.78 Industrial 51 25 52 128 A 55% 0.456 
Property includes an low-rise, 
industrial/office flex building 

with a surface parking lot. 
 

36 
415-
041-
04 

1525 W 
Macarthur 

Blvd 
92626 J IP MP MUOD 

North 
Costa 
Mesa 

20 90 2.95 Industrial 84 42 86 212 A 55% 0.406 

Lot consolidation info: this site 
contains two parcels, one 

parcel that is 2.9 acres and one 
parcel that is 0.014. These two 
parcels are contiguous, making 
up the greater site. .. The site 

MAC ARTHUR BUSINESS PARK LLC 
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Unique 
ID 

APN Address 
Zip 

Code 
Consolidated 

Sites 

General 
Plan Land 

Use 
Designation 

Zoning 
Designation 

Overlay or 
Specific 

Plan 
Designation 

MUOD 
Sub-Area 

Min. 
Density 
Allowed 

(units/acre) 

Max. 
Density 
Allowed 

(units/acre) 

Parcel 
Size 

(acres) 

Existing 
Use/Vacancy 

Lower-
Income 
Capacity 

Moderate-
Income 
Capacity 

Above 
Moderate-

Income 
Capacity 

Total 
Capacity 

Development 
Classification 

% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

contains two multi-tenant 
industrial/commercialbuildings 
with associated surface parking 

around the buildings.  

37 
415-
041-
06 

3597 
Harbor 

Blvd 
92626  IP CL MUOD 

Harbor 
Blvd 

20 90 0.77 Hotel/motel 22 11 22 55 D 47% 0.990 

Hotel/motel. Building is 
currently occupied by a three-

story motel. Site includes 
wrapped surface parking.. 

 

38 
419-
111-
16 

2211 
Newport 

Blvd 
92627 T GC C2 MUOD 

Newport 
Blvd 

20 30 0.36 Commercial 3 1 4 8 c 7% 0.164 

The site is comprised of 3 
parcels equating 1.1 acres that 
are contiguous. Existing uses 

include boat repair and surface 
parking. 

FRANK THOMAS E THE FRANK 
FAMILY TRUST 

39 
141-
361-
06 

2706 
Harbor 

Blvd 
92626  G C1 MUOD 

Harbor 
Blvd 

20 50 0.68 Commercial 8 5 14 27 C 22%  
Mixed us building with first 

floor retail and offices 
 

40 
141-
361-
11 

2666 
Harbor 

Blvd 
92626  G C1 MUOD 

Harbor 
Blvd 

20 50 2.41 Commercial 28 19 49 96 C 34%  

Former Ace Hardware store, 
now for lease after Ace went 

out of business.  Large big box 
structure with surface parking 
along a major transportation 

corridor (Harbor Blvd) 

 

41 
141-
361-
21 

2790 
Harbor 

Blvd 
92626  G C1 MUOD 

Harbor 
Blvd 

20 50 0.75 Commercial 9 6 15 30 C 25%  

Mixed use building with retail 
and offices on first floor and 
offices on 2nd and 3rd floor.  

Building is partially vacant with 
large surface parking lot 

adjacent to major 
transportation corridor 

(Harbor). 

 

42 
141-
361-
22 

2750 
Harbor 

Blvd 
92626  G C1 MUOD 

Harbor 
Blvd 

20 50 1.71 Commercial 20 13 35 68 C 13%  

Existing older commercial 
shopping center adjacent to 

major transportation corridor 
(Harbor).  Uses range from 
commercial to office and 
restaurants. Large surface 

parking lot. 

 

43 
141-
361-
23 

2730 
Harbor 

Blvd 
92626  G C1 MUOD 

Harbor 
Blvd 

20 50 0.68 Commercial 8 5 14 27 C 33%  

Existing older commercial 
shopping center adjacent to 

major transportation corridor 
(Harbor).  Uses range from 
commercial to office and 
restaurants. Large surface 

parking lot. 

 

44 
141-
361-
27 

2710 
Harbor 

Blvd 
92626  G C1 MUOD 

Harbor 
Blvd 

20 50 0.67 Commercial 7 5 14 26 C 25%  

Existing older commercial 
shopping center adjacent to 

major transportation corridor 
(Harbor).  Uses range from 
commercial to office and 
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Unique 
ID 

APN Address 
Zip 

Code 
Consolidated 

Sites 

General 
Plan Land 

Use 
Designation 

Zoning 
Designation 

Overlay or 
Specific 

Plan 
Designation 

MUOD 
Sub-Area 

Min. 
Density 
Allowed 

(units/acre) 

Max. 
Density 
Allowed 

(units/acre) 

Parcel 
Size 

(acres) 

Existing 
Use/Vacancy 

Lower-
Income 
Capacity 

Moderate-
Income 
Capacity 

Above 
Moderate-

Income 
Capacity 

Total 
Capacity 

Development 
Classification 

% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

restaurants. Large surface 
parking lot. 

45 
141-
361-
28 

2706 
Harbor 

Blvd 
92626  G C1 MUOD 

Harbor 
Blvd 

20 50 0.97 Commercial 11 7 20 38 C 28%  
Vacant box store and surface 

parking lot. Building is 
currently for lease. 

 

46 
415-
041-
07 

3587 
Harbor 

Blvd 
92626  IP MP MUOD 

North 
Costa 
Mesa 

20 90 1.12 Industrial 32 16 32 80 A 35% 0.738 

Office and warehouse space. 
Property includes a two-story 

office/light industrial flex 
building with surface parking.  

 

47 
415-
041-
08 

 92626 J IP MP MUOD 
North 
Costa 
Mesa 

20 90 0.01 Industrial 0 0 1 1 A 0% 0.990 

Lot consolidation info: this site 
contains two parcels, one 

parcel that is 2.9 acres and one 
that is 0.014. These two parcels 
are contiguous, making up the 
greater site. A small triangular 
parcel that is part of a larger 

development and assumed to 
be consolidated. 

COUNTY SANITATION 

48 
415-
101-
04 

3590 
Harbor 
Gtwy N 

92626  IP PDI MUOD 
North 
Costa 
Mesa 

20 90 1.47 Commercial 42 21 42 105 A 29% 0.984 
 Retail/light industrial use with 

a large surface parking lot. 
 

49 
415-
112-
13 

3539 
Howard 

Way 
92626  IP MP MUOD 

North 
Costa 
Mesa 

20 90 3.02 Industrial 86 43 88 217 A 15% 0.046 
Light industrial/office use with 

surface parking lot. 
 

50 
415-
112-
16 

1665 
Scenic Ave 

92626  IP MP MUOD 
North 
Costa 
Mesa 

20 90 2.71 Industrial 77 38 79 194 A 32% 0.447 

Office / commercial office.. 
Developed with a two-story, 

51,176 sq. ft. office building on 
a 2.71-acre site with a surface 

parking lot. 

 

51 
415-
112-
17 

3535 
Hyland 

Ave 
92626  IP MP MUOD 

North 
Costa 
Mesa 

20 90 1.56 Commercial 44 22 46 112 A 33% 0.888 
Light industrial/office use with 

surface parking lot. 
 

52 
419-
031-
08 

2200 
Harbor 

Blvd 
92627  G C1 MUOD 

Harbor 
Blvd 

20 50 0.75 Commercial 9 6 15 30 C 0%  

Surface parking lot within large 
retail shopping center.  
Potential for mixed-use 

redevelopment.  Retail center 
has major big box tenants 
which have permanently 

closed, leaving an excess of 
surface parking. 

 

53 
419-
031-
09 

2200 
Harbor 

Blvd 
92627  G C1-S MUOD 

Harbor 
Blvd 

20 50 4.35 Commercial 70 31 73 174 C 156%  

Former K-Mart box store which 
has permanently closed.  

Shopping center is adjacent to 
multi-family residential and 

may redevelop for mixed- use.  
While the data shows a high 
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Unique 
ID 

APN Address 
Zip 

Code 
Consolidated 

Sites 

General 
Plan Land 

Use 
Designation 

Zoning 
Designation 

Overlay or 
Specific 

Plan 
Designation 

MUOD 
Sub-Area 

Min. 
Density 
Allowed 

(units/acre) 

Max. 
Density 
Allowed 

(units/acre) 

Parcel 
Size 

(acres) 

Existing 
Use/Vacancy 

Lower-
Income 
Capacity 

Moderate-
Income 
Capacity 

Above 
Moderate-

Income 
Capacity 

Total 
Capacity 

Development 
Classification 

% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

development usage, this 
tenant space remains vacant. 

54 
419-
101-
12 

2285 
Newport 

Blvd  
92627  GC C2 MUOD 

Harbor 
Blvd 

20 30 1.02 Commercial 9 4 11 24 C 26% 0.666 
Auto-related uses including a 
car wash and surface parking 

lot. 
 

55 NOT USED 

56 
419-
111-
15 

2275 
Newport 

Blvd 
92627 T GC C2 MUOD 

Harbor 
Blvd 

20 30 0.49 Commercial 4 2 5 11 C 18% 0.700 

Commercial use; cannabis 
retail storefront. The site is 

comprised of 3 parcels 
equating 1.1 acres and are 

contiguous. The small 
commercial retail building is 

surrounded by surface parking 
on 3 sides.  

STEIN,MARKY 

57 

422-
021-
09 

2131 
Harbor 

Blvd 92627   G C2 MUOD 
Harbor 

Blvd 20 50 0.83 Commercial 9 6 18 33 C 15%   

Auto parts store, retail store, 
and pet grooming store, with 

large surface parking area 
adjacent to major 

transportation corridor (Harbor 
Blvd).   

58 

422-
091-
11 

2075 
Harbor 

Blvd 92627   G C2 MUOD 
Harbor 

Blvd 20 50 0.63 Commercial 7 5 13 25 C 9%   

Tools and equipment rental 
yard adjacent to major 

transportation corridor (Harbor 
Blvd).   

59 

422-
091-
12 

2069 
Harbor 

Blvd 92627   G C2 MUOD 
Harbor 

Blvd 20 50 0.54 Commercial 6 4 11 21 C 17%   

Auto repair shop with large 
yard adjacent to major 

transportation corridor (Harbor 
Blvd).   

60 

415-
112-
18 

3540 
Howard 

Way 92626   IP MP MUOD 

North 
Costa 
Mesa  20 90 1.15 Industrial 32 16 34 82 A  33% 1.000 

Light industrial/office with a 
surface parking lot.    

61 

422-
091-
14 

2049 
Harbor 

Blvd 92627 O G C2 MUOD 
Harbor 

Blvd 20 50 0.54 Commercial 6 4 11 21 C 16%   

The site is comprised of 2 
parcels equating approximately 
0.7 acres and are contiguous. 
Auto repair shop with large 

yard adjacent to major 
transportation corridor (Harbor 

Blvd). BOUKATHER,GEORGE A TRUST 

62 

422-
091-
24 

2015 
Harbor 

Blvd 92627   G C2 MUOD 
Harbor 

Blvd 20 50 0.62 Commercial 7 4 13 24 C 29%   

Auto related uses including car 
repair and car wash uses 

adjacent to major 
transportation corridor (Harbor 

Blvd).   

63 

422-
091-
26 

2007 
Harbor 

Blvd 92627   G C2 MUOD 
Harbor 

Blvd 20 50 0.83 Commercial 9 6 18 33 B 31%   

Self-storage facility with 
surface parking lot and access 

to major transportation 
corridor (Harbor Blvd).    
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Unique 
ID 

APN Address 
Zip 

Code 
Consolidated 

Sites 

General 
Plan Land 

Use 
Designation 

Zoning 
Designation 

Overlay or 
Specific 

Plan 
Designation 

MUOD 
Sub-Area 

Min. 
Density 
Allowed 

(units/acre) 

Max. 
Density 
Allowed 

(units/acre) 
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Size 
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Use/Vacancy 
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Income 
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Moderate-
Income 
Capacity 

Above 
Moderate-

Income 
Capacity 

Total 
Capacity 

Development 
Classification 

% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

64 

422-
101-
03 

1989 
Harbor 

Blvd 92627   G C2 MUOD 
Harbor 

Blvd 20 50 0.56 Commercial 6 4 12 22 C 2%   

 Truck rental yard which is 
largely a paved surface parking 
lot with a small building.  Site is 

adjacent to major 
transportation corridor (Harbor 

Blvd).   

65 

422-
101-
06 

1974 
Charle St 92627   G C2 MUOD 

Harbor 
Blvd 20 50 0.53 Commercial 6 4 11 21 A 27%   

Existing low-intensity light 
industrial and warehouse uses.     

66 

422-
193-
23 

2215 
Harbor 

Blvd 92627   G C2 MUOD 
Harbor 

Blvd 20 50 0.58 Commercial 6 4 13 23 C 41%   

Aging furniture store structure 
with surface parking lot 

adjacent to major 
transportation corridor (Harbor 

Blvd).   

67 

422-
193-
24 

2205 
Harbor 

Blvd 92627   G C2 MUOD 
Harbor 

Blvd 20 50 0.58 Commercial 6 4 13 23 C 32%   

Aging motel use with large 
surface parking lot adjacent to 
major transportation corridor 

(Harbor Blvd).   

68 

422-
282-
11 

2044 
Placentia 

Ave 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 1.18 Industrial 11 7 19 37 B 41%   

Auto repair shop and light 
industrial uses with surface 
parking adjacent to recently 
developed townhouses and 
apartments.  Building shows 

little sign of recent renovation.     

69 

422-
291-
04  

2066 
Placentia 

Ave 92628   LI C1 MUOD 

Mesa 
West 
Bluff 20 30 1.85 Commercial 17 8 19 44 B 108% 0.270 

self-storage facility - adjacent 
to recently developed 

townhouses and apartments.  
Building shows little sign of 

recent renovation.       

70 

422-
291-
05 

2065 
Placentia 

Ave 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 0.92 Industrial 8 5 16 29 B 47%   

Self-storage facility adjacent to 
recently developed 

townhouses and apartments.  
Building shows little sign of 

recent renovation.      

71 

422-
291-
06 

2051 
Placentia 

Ave 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 0.92 Industrial 8 5 16 29 A 13%   

Existing office/light industrial 
uses adjacent to recently 

developed townhouses and 
apartments.    

72 

422-
301-
01 

1987 
Placentia 

Ave 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 2.31 Industrial 21 14 38 73 A 30%   

Warehouses with large surface 
parking lot. Two buildings on 
the site.  Adjacent to recently 
developed townhouses and 
apartments.  Building shows 

little sign of recent renovation.     

73 

415-
112-
19 

1675 
Scenic Ave 92626   IP MP MUOD 

North 
Costa 
Mesa  20 90 1.29 Industrial 36 18 38 92 A  36% 0.430 

Light industrial/office with 
surface parking lot.   
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Unique 
ID 

APN Address 
Zip 
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Consolidated 

Sites 
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Plan Land 

Use 
Designation 

Zoning 
Designation 

Overlay or 
Specific 

Plan 
Designation 

MUOD 
Sub-Area 

Min. 
Density 
Allowed 

(units/acre) 

Max. 
Density 
Allowed 

(units/acre) 
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Size 
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Use/Vacancy 
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Income 
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Moderate-
Income 
Capacity 

Above 
Moderate-

Income 
Capacity 

Total 
Capacity 

Development 
Classification 

% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

74 

422-
454-
28 

2101 
Placentia 

Ave 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 0.91 Industrial 8 5 16 29 C 10%   

 Restaurant with large surface 
parking lot.  Potential for 
mixed-use development.     

75 NOT USED 

76 

424-
061-
03 

859 W 
18th St 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 0.81 Industrial 7 5 13 25 C 38%   

Auto repair shop with surface 
parking lot.    

77 

424-
061-
04 

851 W 
18th St 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 1.79 Industrial 17 11 29 57 C 26%   

Auto body shop with large 
surface parking lot.   

78 

415-
112-
20 

3545 
Howard 

Way 92626   IP MP MUOD 

North 
Costa 
Mesa  20 90 1.13 Commercial 32 16 33 81 A  34% 0.545 

industrial/office with a surface 
parking lot.   

79 

424-
061-
05 

1791 
Placentia 

Ave 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 4.27 Industrial 40 27 69 136 B 31%   

Single-story warehouses with 
large surface parking lot and 
drive aisles. Five buildings on 
the site which show little sign 

of recent renovation.     

80 

415-
112-
30 

1650 
Sunflower 

Ave 92626   IP MP MUOD 

North 
Costa 
Mesa  20 90 6.64 Industrial 190 95 192 477 A  47% 0.283 

Large industrial/logistics facility 
with a surface parking lot.   

81 

424-
061-
06 

1751 
Placentia 

Ave 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 4.70 Industrial 45 30 75 150 B 32%   

Single-story warehouses with 
large surface parking lot and 

drive aisles. Seven buildings on 
the site which show little sign 

of recent renovation.     

82 

418-
131-
10 

3001 
Bristol St 92626   GC C1 MUOD SoBECA 20 60 0.43 Commercial 8 4 8 20 A 50% 0.481 

Retail commercial center with 
a surface parking lot.    

83 

418-
161-
01 

763 Baker 
St 92626 K GC C2 MUOD SoBECA 20 60 0.25 Commercial 4 2 6 12 A 28% 0.200 

Lot consolidation info: This site 
includes 4 parcels, all 

contiguous with each other. 
Developed with acommercial 
building with surface parking. PROJECT C LLC 

84 

418-
161-
03 

2991 
Randolph 

Ave 92626 K LI MG MUOD SoBECA 20 60 0.36 Commercial 6 3 8 17 A 27% 0.200 

Lot consolidation info: This site 
includes 4 parcels, all 

contiguous with each other. 
Parcel includes a light 

industrial/commercial building 
and surface parking lot,  SOBECA PARTNERS LLC 

85 

418-
161-
04 

2973 
Randolph 

Ave 92626 K LI MG MUOD SoBECA 20 60 0.36 Industrial 6 3 8 17 A 18% 0.169 

Lot consolidation info: This site 
includes 4 parcels, all 

contiguous with each other. 
The site contains a single-story 
light industrial/office building 

with a surface parking lot.  2973 RANDOLPH LLC 
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Zoning 
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Income 
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Classification 

% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

86 

418-
162-
02 

2968 
Randolph 

Ave 92626   LI MG MUOD SoBECA 20 60 0.72 Industrial 10 6 18 34 A 78% 0.400 

Warehouses with surface 
parking lot. Site is within the 

SoBECA Urban Plan 
redevelopment area.   

87 

418-
163-
03 

2966 
Bristol St 92626 L GC C1 MUOD SoBECA 20 60 0.29 Commercial 5 2 6 13 A 16% 0.099 

Lot consolidation info: This site 
includes 2 parcels, all 

contiguous with each other. 
The property is a restaurant 

with surface parking.  TK BURGERS III INC 

88 

418-
163-
04 

2956 
Bristol St 92626 L GC C1 MUOD SoBECA 20 60 0.35 Commercial 6 3 7 16 A 20% 0.155 

Lot consolidation info: This site 
includes 2 parcels, all 

contiguous with each other. 
Property includes fast food 

restaurant with surface 
parking. WALTON,JAMES W TRUST 

89 

418-
173-
01 

2931 
Bristol St 92626 N GC C2 MUOD SoBECA 20 60 0.44 Commercial 8 4 9 21 A 37% 0.344 

The site is comprised of 2 
parcels equating approximately 
0.8 acres and are contiguous. 

The site contains a single-story 
commercial building and a 

surface parking lot. FISCHER,EDDIE R TRUST 

90 

418-
173-
02 

2927 
Bristol St 92626 N GC C2 MUOD SoBECA 20 60 0.42 Commercial 8 4 8 20 A 25% 0.118 

Retail / commercial use. The 
site is comprised of 2 parcels 
equating approximately 0.8 
acres and are contiguous. BFCM LLC 

91 

418-
181-
11 

2821 
Bristol St. 92626   GC CL MUOD SoBECA 20 30 0.43 Vacant 4 2 4 10 A 0% 0.000 

Development interest provided 
in writing. Existing use is a 

surface parking lot.   

92 

419-
041-
01 

2196 
Harbor 

Blvd 92627   GC C2 MUOD 
Harbor 

Blvd 20 50 0.77 Commercial 12 6 12 30 C 24% 0.709 
Restaurant and surface parking 

lot.   

93 

419-
101-
08 

143 W 
Wilson St 92627   GC C1 MUOD 

Newport 
Blvd  20 30 1.09 Commercial 10 5 11 26 C 29% 0.575 

Office building with a surface 
parking lot.     

94 

419-
112-
02  

2281 
Newport 

Blvd 92627 T GC C2 MUOD 
Newport 

Blvd  20 30 0.29 Commercial 2 1 3 6 C 24% 1.160 

Gas station use. The site is 
comprised of 3 parcels 

equating 1.1 acres and are 
contiguous. Property currently 
operates as a gas station with 

surface parking.  COSTA MESA INVESTMENTS LLC 

95 

419-
171-
58 

2150 
Harbor 

Blvd 92627   G C1  MUOD 
Newport 

Blvd  20 50 1.17 Commercial 13 9 24 46 C 17% 0.180 

Restaurant with large surface 
parking lot adjacent to major 

transportation corridor (Harbor 
Blvd).   

96 

419-
203-
02 

1998 
Harbor 

Blvd  92627   G C1 MUOD 
Newport 

Blvd  20 50 0.76 Commercial 12 14 14 40 C 39% 0.820 

Development interest provided 
in writing. Existing use is a 
vacant light manufacturing   
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Designation 
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% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

building and surface parking 
lot. 

97 

419-
203-
08 

2000 
Harbor 
Blvd. 92627   GC C1 MUOD 

Newport 
Blvd  20 50 1.57 Commercial 15 7 16 38 C 0% 0.480 

Development interest provided 
in writing.  Existing commercial 

center with surface parking.    

98 

420-
012-
16 

2476 
Mark Ln 92626   MUC I&R-MLT MUOD 

Harbor 
Blvd 20 60 108.91 Mixed Use 920 690 690 2,300 N/A N/A N/A Fairview Developmental Center    

99 

424-
281-
01 

1730 
Pomona 

Ave 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 0.99 Industrial 9 6 16 31 B 22%   

Warehouses with surface 
parking lot. One building on 

the site.   

100 

424-
281-
19 

424 
Pomona 

Ave 92832   LI MG MUOD 

Mesa 
West 
Bluff 20 40 1.19 Industrial 11 7 20 38 B 30%   

Warehouses with large surface 
parking lot. One building on 

the site.   

101 

424-
281-
23 

660 W 
17th St 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 2.26 Industrial 21 14 37 72 B 41%   

Large single-story self-storage 
facility adjacent to existing 

multi-family residential.     

102 

424-
321-
17 

1882 
Whittier 

Ave 92627   MDR MG MUOD 

Mesa 
West 
Bluff 20 40 1.08 Commercial 10 6 18 34 B 32%   

Large single-story self-storage 
facility adjacent to existing 

multi-family residential.     

103 

422-
091-
16  

2048 
Charle St  92627 O GC C2 MUOD 

Harbor 
Blvd 20 50 0.18 Commercial 2 1 4 7 B 48% 0.730 

The site is comprised of 2 
parcels equating approximately 
0.7 acres and are contiguous. 

Existing one-story structure on 
site resembling a live-work use. 

Public records classify the 
property as commercial. KILLIAN,HELENA W TRUST 

104 

422-
291-
02 

2085 
Placentia 

Ave 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 0.93 Industrial 11 5 13 29 B 55% 0.325 

Industrial / auto body  use with 
a surface parking lot. Adjacent 

to live/work and other 
residential development.    

105 

422-
291-
07 

2045 
Placentia 

Ave 92627   LI MG MUOD 

Mesa 
West 
Bluff  20 40 0.92 Industrial 11 5 13 29 B 35% 0.701 

Industrial/auto body use with a 
surface parking lot.   

106 

422-
291-
08 

2035 
Placentia 

Ave 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 1.38 Industrial 17 8 19 44 B 51% 0.119 

 Industrial uses with a surface 
parking lot. Adjacent to 
live/work development.   

107 

422-
291-
12 

2013 
Placentia 

Ave 92627   LI MG MUOD 

Mesa 
West 
Bluff 20 40 0.92 Industrial 11 5 13 29 B 45% 0.330 

 Industrial uses with a surface 
parking lot. Adjacent to 
live/work development.    
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Existing 
Use/Vacancy 

Lower-
Income 
Capacity 

Moderate-
Income 
Capacity 

Above 
Moderate-

Income 
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108 

422-
454-
23 

2145 
Placentia 

Ave 92627 P NC C1 MUOD 

Mesa 
West 
Bluff 20 50 0.25 Commercial 4 2 4 10 B 9% 0.139 

The site is comprised of 4 
parcels equating approximately 
1.4 acres and are contiguous. 
The site is currently occupied 
by a restaurant uses within a 

with surface parking.  DUBAR,RONDA JO 

109 

422-
454-
24 

2139 
Placentia 

Ave 92627 P NC C1 MUOD 19 West 20 50 0.29 Commercial 4 2 5 11 B 17% 0.150 

The site is comprised of 4 
parcels equating approximately 
1.4 acres and are contiguous. 

Existing use is a light industrial 
building with a surface parking 

lot. FUNDING CAPITAL CORP LLC 

110 

422-
454-
25 

2131 
Placentia 

Ave 92627 P NC C1 MUOD 19 West 20 50 0.47 Industrial 7 3 8 18 B 27% 0.591 

The site is comprised of 4 
parcels equating approximately 
1.4 acres and are contiguous. 

The site contains a small 
industrial/flex commercial 

building with surface parking. 
Adjacent to residential 

development.  JONES,TRACY J TRUST 

111 

422-
454-
26 

2121 
Placentia 

Ave 92627 P NC C1 MUOD 19 West 20 50 0.45 Commercial 7 3 8 18 B 26% 0.195 

The site is comprised of 4 
parcels equating approximately 
1.4 acres and are contiguous. 

Commercial/office space with a 
surface parking lot.The building 
appears to be currently vacant. 

Adjacent to residential 
development.  PACIFIC DIVERSIFIED LLC 

112 

422-
461-
18 

2138 
Placentia 

Ave 92627   NC C1 MUOD 19 West 20 50 2.65 Commercial 28 14 30 72 B 0% 0.000 

Developer interest in 
residential development. 

Existing use is commercial with 
a surface parking lot.   

113 

424-
081-
18 

746 W 
17th St 92627   LI MG MUOD 

Mesa 
West 
Bluff  20 40 1.65 Industrial 4 2 4 10 B 47% 0.389 

Developer interest in 
residential uses. Existing uses 
are Industrial including auto 
repair, and a surface parking 

lot.   

114 

424-
081-
21 

1711 
Pomona 

Ave 92627 I LI MG MUOD 

Mesa 
West 
Bluff 20 40 0.23 Commercial 1 0 3 4 B 40% 0.356 

Lot consolidation info: This site 
is made up of two parcels 

under common ownership and 
contiguous and is an entitled 

project.  This is an entitled 
project across 424-081-21 and 

424-081-22, Live Work 
Development. The site is 

developed with an existing 
single-story, commercial/light 

industrial building and 
associated surface parking.. 
The property is occupied by 
commercial and auto uses.  BUILDGROUP PROPERTIES LLC 
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115 

424-
081-
22 

1719 
Pomona 

Ave 92627 I LI MG MUOD 

Mesa 
West 
Bluff 20 40 0.23 Commercial 1 0 3 4 B 44% 0.069 

Lot consolidation info: This site 
is made up of two parcels 

under common ownership and 
contiguous and is an entitled 

project.  This is an entitled 
project across 424-081-21 and 

424-081-22, Live Work 
Development. The site is 

developed with an existing 
single-story, commercial/light 

industrial building and 
associated surface parking. The 

property is occupied by 
commercial and auto uses.  P & P GROUP LLC 

116 

425-
351-
03  

1535 
Newport 

Blvd 92627   GC C2 MUOD 19 West 20 30 1.45 Commercial 13 6 15 34 B 0% 0.000 Self-storage facility.   

117 

425-
351-
05 

1550 
Superior 

Ave 92627 Q LI MG MUOD 19 West 20 30 0.83 Commercial 0 0 20  20  B 35% 0.700 

Development interested 
provided in writing. 20 units. 

Existing development is a light 
industrial/office building with a 

surface parking lot.  
The site is comprised of 2 

parcels equating approximately 
1.2 acres and are contiguous. SHARE OUR SELVES CORP 

118 

425-
351-
06 

1540 
Superior 
Avenue  92627 Q LI MG MUOD 

Newport 
Blvd   20 30 0.44 Commercial 3 1 5 9 B 25% 0.346 

Entitled Project - Live Work 
The site is comprised of 2 

parcels equating approximately 
1.2 acres and are contiguous. 
Former auto repair building 

appears to be vacant.   BENEDICT,SHELLEY R TRUST 

119 

425-
432-
10  

1600 
Newport 

Blvd 92627   GC C1 MUOD 
Newport 

Blvd  20 30 1.48 Commercial 14 7 14 35 B 132% 0.860 Self-storage facility.   

120 NOT USED 

121 

426-
121-
12  

2140 
Newport 

Blvd 92627   CR C1 MUOD 
Newport 

Blvd  20 30 1.03 Commercial 9 4 11 24 B 100% 0.240 Commercial/light industrial use   

122 

426-
121-
13  

2156 
Newport 

Blvd 92627 S CR C1 MUOD 
Newport 

Blvd  20 30 0.42 Commercial 4 2 4 10 D 61% 0.180 

The site is comprised of 4 
parcels equating 0.9 acres and 

are contiguous. Commercial 
building with a surface parking 

lot. located along a one-
directional, two-lane stretch of 

Newport Boulevard. P & C PROSPERITY PROPERTIES LLC 

123 

426-
121-
14 

2134 
Newport 

Blvd 92627 S CR C1 MUOD 
Newport 

Blvd  20 30 0.19 Commercial 1 0 3 4 C 60% 0.930 

The site is comprised of 4 
parcels equating 0.9 acres and 

are contiguous. Commercial 
use and surface parking lot MOLLER,JORGEN & IRMA 
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located along a one-
directional, two-lane stretch of 

Newport Boulevard. 

124 

426-
121-
15  

2136 
Newport 

Blvd 92627 S CR C1 MUOD 
Newport 

Blvd  20 30 0.17 Commercial 1 0 3 4 C 79% 0.380 

The site is comprised of 4 
parcels equating 0.9 acres and 

are contiguous. Commercial 
building and a surface parking 

lot located along a one-
directional, two-lane stretch of 

Newport Boulevard. LUDGATE,PAUL D TRUST 

125 

426-
121-
16  

2138 
Newport 

Boulevard 92627 S CR C1 MUOD 
Newport 

Blvd  20 30 0.14 Commercial 1 0 2 3 C 38% 0.060 

 
The site is comprised of 4 

parcels equating 0.9 acres and 
are contiguous. Vacant 

commercial building and 
surface parking lot. TALAR N TAMAR CORP 

126 

426-
121-
40 

2146 
Newport 

Blvd 92627   CR C1 MUOD 
Newport 

Blvd  20 30 0.55 Commercial 5 2 6 13 C 78% 0.180 

Vacant commercial building 
with a surface parking lot 

located along a one-
directional, two-lane stretch of 

Newport Boulevard.    

127 

426-
181-
28  

20382 
Newport 

Blvd 92627   CR C1 MUOD 
Newport 

Blvd  20 30 1.45 Commercial 13 6 15 34 C 0% 0.000 Self-storage facility.   

128 

426-
262-
01 

1950 
Newport 

Blvd 92627 R CR C1 MUOD 
Newport 

Blvd  20 30 0.27 Commercial 2 1 3 6 C 65% 0.117 

The site is comprised of 8 
parcels equating 2.0 acres and 
are contiguous. The property is 

developed with an auto-
oriented  commercial building 

located along a one-
directional, two-lane stretch of 

Newport Boulevard.  HAMPTON,JOHN H TRUST 

129 

426-
262-
02 

1960 
Newport 

Blvd 92627 R CR C1 MUOD 
Newport 

Blvd  20 30 0.19 Commercial 1 0 3 4 C 42% 0.252 

The site is comprised of 8 
parcels equating 2.0 acres and 

are contiguous. The site is 
developed with an auto-

oriented commercial building 
and surface parking lot located 
along a one-directional, two-

lane stretch of Newport 
Boulevard. Adjacent to 

residential development.  APEX CAPITAL VENTURE LLC 

130 

426-
262-
03  

1974 
Newport 

Blvd 92627 R CR C1 MUOD 
Newport 

Blvd  20 30 0.35 Commercial 3 1 4 8 B 84% 0.220 

The site is comprised of 8 
parcels equating 2.0 acres and 

are contiguous. The site 
consists of acommercial 

building with surface parking 
located along a one-

directional, two-lane stretch of PALANJIAN,JERRY O TRUST 
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Use 
Designation 

Zoning 
Designation 

Overlay or 
Specific 

Plan 
Designation 

MUOD 
Sub-Area 
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Allowed 
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Allowed 
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Parcel 
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Moderate-
Income 
Capacity 

Above 
Moderate-

Income 
Capacity 
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Capacity 

Development 
Classification 

% 
Occupied 

ILV Existing Uses Detail Ownership (Consolidated Sites) 

Newport Boulevard. Adjacent 
to residential development..  

131 

426-
262-
04 

1982 
NEWPORT 

BLVD 92627 R CR C1 MUOD 
Newport 

Blvd  20 30 0.14 Mixed Use 1 0 2 3 C 27% 0.003 

The site is comprised of 8 
parcels equating 2.0 acres and 

are contiguous. The site is 
developed with a commercial 
building located along a one-

directional, two-lane stretch of 
Newport Boulevard. Adjacent 
to residential development. PALANJIAN,ALEX TRUST 

132 

426-
262-
05 

1984 
Newport 

Blvd 92627 R CR C1 MUOD 
Newport 

Blvd  20 30 0.19 Commercial 1 0 3 4 C 53% 1.000 

The site is comprised of 8 
parcels equating 2.0 acres and 

are contiguous. The site is 
developed with a commercial 

building and surface parking lot 
along a one-directional, two-

lane stretch of Newport 
Boulevard. Adjacent to 

residential development. RANKIN,JESSICA PALANJIAN 

133 

139-
031-
39 

3303 
Harbor 

Blvd 92626   IP PDI MUOD 

North 
Costa 
Mesa  20 90 10.00 Industrial 216 144 360 720 A 49%   

Existing single-story light 
industrial/office uses on large 

site.  The City has received 
interest in the potential future 
redevelopment of the site for 

residential uses.    

134 

139-
031-
42 

1575 
Sunflower 

Ave 92626   IP MP MUOD 

North 
Costa 
Mesa  20 90 8.03 Industrial 173 115 290 578 A 51%   

Existing single-story light 
industrial/office uses on large 

site.  The City has received 
interest in the potential future 
redevelopment of the site for 

residential uses.    

135 

139-
031-
67 

3333 
Harbor 

Blvd 92626   IP MP MUOD 

North 
Costa 
Mesa  20 90 10.00 Industrial 216 144 360 720 A 40%   

Sofia University site (former 
Whittier Law School site) with 
large surface parking lot and 
largely underdeveloped land.  
The City has received interest 

in the potential future 
redevelopment of the site for 

residential uses.      

136 

426-
262-
06  

1996 
Newport 

Blvd 92627 R CR C1 MUOD 
Newport 

Blvd  20 30 0.44 Commercial 4 2 4 10 C 42% 1.230 

The site is comprised of 8 
parcels equating 2.0 acres and 

are contiguous. The site 
contains an older two-story 
commercial building located 
along a one-directional, two-

lane stretch of Newport 
Boulevard. . Adjacent to 
residential development. PALANJIAN,JERRY O TRUST 
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137 

426-
262-
13  

1970 
Newport 

Blvd 92627 R CR C1 MUOD 
Newport 

Blvd  20 30 0.32 Commercial 2 1 4 7 C 101% 1.030 

The site is comprised of 8 
parcels equating 2.0 acres and 

are contiguous. The site 
contains a commercial building 
along a one-directional, two-

lane stretch of Newport 
Boulevard. Adjacent to 

residential development. PALANJIAN,JERRY O TRUST 

138 

426-
262-
16  

1960 
Newport 

Blvd 92627 R CR C1 MUOD 
Newport 

Blvd  20 30 0.19 Commercial 1 0 3 4 C 73% 0.280 

The site is comprised of 8 
parcels equating 2.0 acres and 

are contiguous. Existing 
commercial use along a one-

directional, two-lane stretch of 
Newport Boulevard. Adjacent 
to residential development.  AOYAMA,ROSALIE R TRUST 

139 

439-
071-
05 

2624 
Newport 

Blvd 92627 U CR C1 MUOD 
Newport 

Blvd  20 30 0.46 Commercial 4 2 4 10 C 17% 0.813 

The site is comprised of 2 
parcels equating 0.9 acres and 

are contiguous. Irregularly 
shaped parcel located along a 

one-directional, two-lane 
stretch of Newport Boulevard.  
The existing development is an 

office building and vehicle  
storage.Adjacent to residential 

development. .  IKEDA,ROY 

140 

439-
071-
06 

2620 
Newport 

Blvd 92627 U CR C1 MUOD 
Newport 

Blvd  20 30 0.46 Commercial 4 2 4 10 C 28% 0.270 

The site is comprised of 2 
parcels equating to 0.9 acres 
and are contiguous. Existing 

use is a gas station located on a 
one-directional, two-lane 

stretch of Newport Boulevard. 
Adjacent to residential 

development. BERMAN,BRYAN A TRUST 

141 

439-
081-
02  

2680 
Newport 

Blvd 92627   CR C1 MUOD 
Newport 

Blvd  20 30 0.91 Commercial 8 4 9 21 C 34% 2.890 
U-Haul / truck rental and 

moving-services use    

142 

439-
311-
06 

1265 
Bristol St 92626   GC C1 MUOD 

Newport 
Blvd  20 30 1.16 Commercial 10 5 12 27 C 47% 2.670 

 
Closed restaurant and a 

surface parking lot.    

143 

439-
311-
09 

192 The 
Masters 

Cir 92627   GC C1 MUOD 
Newport 

Blvd  20 30 2.12 Commercial 20 10 20 50 C 138% 3.920 
Self-storage adjacent to 

residential development.   

144 

410-
441-
17 

14850 
Sunflower 

Ave 92626   UCC PDC 

North Costa 
Mesa 

Specific Plan 

North 
Costa 
Mesa  20 90 30.93 Vacant 360 240 600 1,200 A 1%   

Sakioka Lot 2 property.  See 
analysis in Appendix B for 
additional information on 

potential to redevelop.     

145 

410-
501-
31 

589 Anton 
Blvd 92626   UCC PDC 

North Costa 
Mesa 

Specific Plan 

North 
Costa 
Mesa  20 90 3.39 Commercial 73 48 123 244 A 0%   

Large surface parking lot.  
Analysis assumes only 

redevelopment of the surface 
parking lot area.  The City has   
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discussed the potential future 
redevelopment of this site for 
high-density residential uses 

with the property owner.   

146 

418-
161-
06 

2957 
Randolph 

Ave 92626   LI MG MUOD SoBECA 20 60 0.72 Industrial 10 6 18 34 A 43%   

Existing light 
industrial/brewery with large 

surface parking lot.  Site is 
within the SoBECA Urban Plan 

redevelopment area.    

147 

418-
161-
02 

751 Baker 
St 92626 K GC C2 MUOD SoBECA 20 60 0.49 Commercial 9 4 10 23 A 34% 2.410 

Lot consolidation info: This site 
includes 4 parcels, all 

contiguous with each other. 
Existing use is a former gas 
station and surface parking. THRIFTY OIL CO 

148 

418-
163-
05 

2064 
Bristol St 92626   G C1 MUOD SoBECA 20 60 1.47 Commercial 21 14 35 70 A 24%   

Tire shop with large surface 
parking lot. Site is within the 

SoBECA Urban Plan 
redevelopment area.   

149 

418-
171-
02 

752 Saint 
Clair St 92626 B G C2 MUOD SoBECA 20 60 0.26 Commercial 3 2 7 12 A 3%   

Lot consolidation info: This 
parcel is contiguous with two 

other parcels and has two 
owners. The total 3 parcels 
equate to 1.8 acres. School 

yard for learning center. Site is 
within the SoBECA Urban Plan 

redevelopment area. PURCILLY GAY WHEELER 

150 

418-
191-
04 

766 Saint 
Clair St 92626   G C2 MUOD SoBECA 20 60 0.67 Commercial 9 6 17 32 A 34%   

Gym with large surface parking 
lot. Site is within the SoBECA 
Urban Plan redevelopment 

area.   

151 

418-
202-
01 

845 Baker 
St 92626   G C1  MUOD SoBECA 20 60 0.87 Commercial 12 8 21 41 A 25%   

Small strip mall with large 
surface parking lot. Site is 

within the SoBECA Urban Plan 
redevelopment area.   

152 

418-
202-
02 

841 Baker 
St 92626 D G C1 MUOD SoBECA 20 60 0.33 Commercial 4 3 8 15 A 36%   

Lot consolidation info: This 
parcel is contiguous with other 
parcel, a total of 0.9 acres and 
is under the same ownership. 
Nightclub with large surface 
parking lot. Site is within the 

SoBECA Urban Plan 
redevelopment area. BAKER STREET PROPERTIES LLC 

153 

418-
202-
03 

841 Baker 
St 92626 D G C1 MUOD SoBECA 20 60 0.60 Commercial 8 5 15 28 A 27%   

Lot consolidation info: 
Nightclub with large surface 
parking lot. Site is within the 

SoBECA Urban Plan 
redevelopment area. BAKER STREET PROPERTIES LLC 

154 

418-
202-
04 

801 Baker 
St 92626   G C1 MUOD SoBECA 20 60 0.86 Commercial 12 8 21 41 A 33%   

Strip mall with large surface 
parking lot. Site is within the 

SoBECA Urban Plan 
redevelopment area.   
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155 

418-
202-
05 

2969 
Century Pl 92626 E LI C1 MUOD SoBECA 20 60 0.09 Commercial 1 0 3 4 A 10%   

Lot consolidation info: This site 
is made up of 2 parcels that are 

contiguous, under common 
ownership and equate to 0.76 
acres. Surface parking lot. Site 

is within the SoBECA Urban 
Plan redevelopment area. ECHAN BARBARA TRUST 

156 

418-
202-
06 

2969 
Century Pl 92626 E LI MG MUOD SoBECA 20 60 0.68 Industrial 9 6 17 32 A 37%   

Lot consolidation info: This site 
is made up of 2 parcels that are 

contiguous, under common 
ownership and equate to 0.76 
acres. Gym with large surface 
parking lot. Site is within the 

SoBECA Urban Plan 
redevelopment area. ECHAN BARBARA TRUST 

157 

418-
202-
07 

2959 
Century Pl 92626   LI MG MUOD SoBECA 20 60 0.50 Industrial 7 4 13 24 A 37%   

Electrical equipment 
manufacture/distributor. Site is 
within the SoBECA Urban Plan 

redevelopment area.   

158 

418-
202-
10 

2942 
Century Pl 92626   LI MG MUOD SoBECA 20 60 0.87 Industrial 12 8 21 41 A 30%   

Coworking office with large 
surface parking. Site is within 

the SoBECA Urban Plan 
redevelopment area.   

159 

418-
202-
11 

2952 
Century Pl 92626   LI MG MUOD SoBECA 20 60 0.90 Industrial 12 8 23 43 A 35%   

Warehouse with large yard. 
Site is within the SoBECA Urban 

Plan redevelopment area.   

160 

418-
202-
12 

2972 
Century Pl 92626   LI MG MUOD SoBECA 20 60 0.94 Industrial 13 9 23 45 A 35%   

Auto repair shop with surface 
parking.  Site is within the 

SoBECA Urban Plan 
redevelopment area.   

161 

418-
202-
13 

2972 
Century Pl 92627   LI MG MUOD SoBECA 20 60 0.91 Industrial 12 8 23 43 A 37%   

Warehouse with large yard. 
Site is within the SoBECA Urban 

Plan redevelopment area.   

162 

418-
202-
14 

765 Baker 
St 92627   G C2 MUOD SoBECA 20 60 0.67 Commercial 9 6 17 32 A 46%   

Existing auto repair shop use. 
Site is within the SoBECA Urban 

Plan redevelopment area.    

163 

418-
101-
05 

1425 
Baker St 92627   G C1 MUOD 

Harbor 
Blvd 20 50 1.90 Commercial 22 15 39 76 C 24%   

Existing auto dealer with large 
surface parking.   

164 

418-
101-
03 

1491 
Baker St 92626 B G C1 MUOD 

Harbor 
Blvd 20 50 1.27 Residential 15 10 25 50 A 6%   

Lot consolidation info: This 
parcel is contiguous with two 

other parcels and has two 
owners. The total 3 parcels 

equate to 1.8 acres. Restaurant 
and barbershop.  Site is 

anticipated to redevelop with 
adjacent parcels as shown in 

this table.  PURCILLY GAY WHEELER TR 
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165 

424-
202-
01 

745 W 
19th St 92628   G C1 MUOD 19 West 20 50 0.63 Residential 7 5 13 25 C 29%   

Strip mall with surface parking 
lot adjacent to major 

transportation corridor (19th 
St.).  Site has the potential to 

redevelop for mixed-use.     

166 

410-
481-
05 

3201 Park 
Center Dr 92628 H CAC TC 

North Costa 
Mesa 

Specific Plan 

North 
Costa 
Mesa  20 90 6.27 Commercial 55 37 94 186 A 17%   

Lot consolidation info: This site 
is made up of two parcels 

under common ownership and 
contiguous. Pacific Arts Center 

property.  See analysis in 
Appendix B for additional 

information on potential to 
redevelop.   THE IRVINE COMPANY LLC 

167 

410-
491-
07 

601 Anton 
Blvd 92626 H CAC TC 

North Costa 
Mesa 

Specific Plan 

North 
Costa 
Mesa  20 90 12.07 Commercial 104 69 176 349 A 25%   

Lot consolidation info: This site 
is made up of two parcels 

under common ownership and 
contiguous. Pacific Arts Center 

property.  See analysis in 
Appendix B for additional 

information on potential to 
redevelop.   THE IRVINE COMPANY LLC 

168 

410-
501-
25 

545 Anton 
Blvd 92626   UCC PDC 

North Costa 
Mesa 

Specific Plan 

North 
Costa 
Mesa  20 90 2.57 Commercial 74 55 56 185 A 20%   

Small commercial out parcel 
uses.  Surface parking lot. 

Property owner has indicated 
interest in redeveloping the 

site for residential uses.    

169 

418-
171-
01 

754 Saint 
Clair St 92626 B G C2 MUOD SoBECA 20 60 0.27 Residential 3 2 8 13 A 25%   

Lot consolidation info: This 
parcel is contiguous with two 

other parcels and has two 
owners. The total 3 parcels 
equate to 1.8 acres. Existing 
learning center use.  Site is 

anticipated to redevelop with 
adjacent parcels as shown in 

this table.  766 ST CLAIR LLC 

170 

426-
053-
01 

2250 
Newport 

Blvd 92627   CR R2-HD MUOD 
Newport  

Blvd  20 30 0.97 Hotel/Motel 9 4 10 23 B 89% 0.730 

Existing use is a motel with 
surface parking located along a 

one-directional, two-lane 
stretch of Newport Boulevard. 

Adjacent to residential 
development.   
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171 

439-
312-
12 

1400 
Bristol 
Street 92626   GC C1 MUOD SoBECA 20 60 3.50 Hotel/Motel 67 50 51 168 D 35% 0.170 

Entitled Project Homekey 
motel conversion to 76 

supportive lower income units 
and 2 additional units. Known 

as Avon River Apartments. 
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Summary of Community Engagement 

Section 65583 of the Government Code states that, "The local government shall make diligent effort to 

achieve public participation of all economic segments of the community in the development of the housing 

element, and the program shall describe this effort." Meaningful community participation is also required 

in connection with the City's Assessment of Fair Housing (AFH). A summary of citizen participation is 

provided below.   

As part of the 6th Cycle Housing Element Update process, the City of Costa Mesa has conducted extensive 

public outreach activities beginning in fall 2020. These recent outreach efforts included Virtual Townhall 

Meetings, District Specific Workshops, Stakeholder Meetings, City Council and Planning Commission Study 

Sessions, Online Community Survey, digital media and engagement, and noticed Public Hearings. Project 

materials, including recordings from townhall and public meetings, notices, and draft public review 

documents are available on the City’s website: www.costamesaca.gov/housing-element-update. 

Outreach for the 6th Cycle Housing Element to the Costa Mesa community includes the following actions: 

• Virtual Townhall Meeting #1 – The City conducted a virtual townhall meeting on November 18, 

2020 for community members to come and learn about the Housing Element update process and 

provide initial feedback and guidance. The townhall was hosted in both Spanish and English. 

Advertising for the townhall included handouts and flyers, posts on the City’s website, doorknob 

hangers, social media posts, text and email blasts, and outreach to local community organizations 

and faith-based organizations. A total of 78 participants attended the Townhall.   

• Subject Matter Expert Meetings – Between February 9, 2020, and February 11, 2021, the City held 

meetings with various groups of professionals throughout the community to solicit topic-specific 

input as it relates to the Housing Element. These subject matter expert groups included 

Developers, Housing Advocates, and Homeless Assistance Providers.  

• District Specific Meetings – On February 17th and 18th, 2021, the City held two district specific 

meetings to receive area-specific input from each Council District. The meetings allowed residents 

and local stakeholders from Council Districts 1-6 to provide recommendations on areas that 

can/cannot accommodate housing in their district, as well as provide insight on their district-

specific needs and considerations as they relate to the Housing Element. Both meetings included 

a Spanish language breakout room for those who wished to participate in Spanish.  

• Targeted Focus Group Meetings – Throughout the Housing Element Update period, the City 

focused outreach on sections of the community through Targeted Focus Meetings who are 

underrepresented in the planning process or who may not typically participate in community 

building processes. This included meetings with both English and Spanish-speaking faith-based 

community, organizations that provide services for those experiencing homelessness, the Costa 

Mesa Housing Coalition, the Costa Mesa Mobile Home Park Advisory committee, affordable and 

market-rate housing developers, and interested property owners and landowners.  

• Online Community Survey – From November 19, 2020, to February 24, 2021, the City launched an 

online community survey to gather feedback and input regarding the Housing Element Update. 

There was a total of 465 survey respondents who participated. The survey was available in Spanish 

http://www.costamesaca.gov/housing-element-update
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and English. Participants were asked to consider existing housing and community needs and 

provide recommendations on the locations and types of housing that would best assist the City.   

• Planning Commission Study Session – On March 1, 2021, the City held a Planning Commission 

Study Session to provide information regarding the status of the Housing Element. The study 

session informed the Planning Commission on the community outreach efforts to date, 

summarized housing and community demographics findings, and also provided an introduction to 

the sites analysis in order to meet the City’s RHNA allocation.  

• City Council Study Session – On March 23, 2021, the City held a City Council Study Session to 

provide information regarding the status of the Housing Element. The study session informed the 

City Council on the community outreach efforts to date, summarized housing and community 

demographics findings, and also provided an overview of the potential areas of the City that could 

be appropriate to include in the City’s housing strategy.  

• City Council and Planning Commission Joint Study Session – On April 27, 2021, the City held a joint 

study session with the City Council and Planning Commission. The intent of the study session was 

to provide and update and request feedback on the Housing Element Update’s progress, including 

the Community Profile, opportunities and constraints to housing, and potential housing 

opportunities to meet the RHNA allocation.  

• Virtual Townhall Meeting #2 – The City conducted a second virtual townhall meeting on 

September 2, 2021, to provide information about the Public Review Draft and information on how 

the community can provide feedback. The townhall was hosted in both Spanish and English. 

Advertising for the townhall included city-wide mailer, posts on the City’s website, social media 

posts, text and email blasts, and outreach to local community organizations and faith-based 

organizations. A total of 69 participants attended the English Townhall and 7 participants attended 

the Spanish Townhall.   

• City Council and Planning Commission Joint Study Session – On September 13, 2021, the City held 

a joint study session with the City Council and Planning Commission. The intent of the study session 

was to provide an update on the Public Review Draft and request feedback prior to submission of 

the Draft Housing Element to the State Department of Housing and Community Development.  

This Appendix contains all public comments regarding the Housing Element received by the City at 

scheduled public meetings in 2020 and 2021. As required by Government Code Section 65585(b)(2), all 

written comments regarding the Housing Element made by the public have been provided to each member 

of the City Council. 

2026 Housing Element Amendment:  

The 2026 Housing Element Amendment builds upon the City’s broader Neighborhoods Where We All 

Belong community visioning and outreach process, which was initiated to implement Housing Element 

programs, rezone Housing Element Opportunity Sites, prepare objective design standards, and create new 

housing opportunities consistent with Measure K and state housing law. 
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C.1 Virtual Townhall Meeting #1  

The section contains all townhall materials, handouts, flyers, PowerPoint presentation, as well as all 

available public comments provided during the meeting. Public comments were received verbally and in 

written form through the Zoom chat. A video recording of the virtual townhall is available at  

www.costamesaca.gov/housing-element-update. 

C.2 Online Community Survey 

This section contains an outline of the survey questions, summary of survey comments, and total survey 

results. The survey was made available on the City’s webpage and survey results were presented to the 

City Council.  

C.3 Subject Matter Expert Meetings 

This section contains notes and meeting materials provided during the meetings. These include virtual stick-

notes and online polling exercises. 

C.4 District Specific Meetings 

The section contains all district specific meetings materials, flyers, PowerPoint presentation, participant 

activities, as well as all available public comments provided during the meetings. Public comments were 

received verbally and in written form through the Zoom chat. A video recording of each meeting is available 

at  www.costamesaca.gov/housing-element-update. 

C.5 Targeted Focus Meeting Notes 

The section contains a summary of the targeted focus meetings held with: English and Spanish-speaking 

faith-based community, organizations that provide services for those experiencing homelessness, the Costa 

Mesa Housing Coalition, the Costa Mesa Mobile Home Park Advisory committee, affordable and market-

rate housing developers, and interested property owners and landowners.  

C.6 Planning Commission Study Session 

The section contains all study session materials, PowerPoint presentation, and all available public 

comments provided during the March 1, 2021, study session. Public comments were received verbally and 

in written form through the Zoom chat.  

Agenda: https://www.costamesaca.gov/home/showpublisheddocument/46937/637502847448170000 

Video Recording: https://costamesa.granicus.com/player/clip/3670?view_id=10&redirect=true  

  

http://www.costamesaca.gov/housing-element-update
http://www.costamesaca.gov/housing-element-update
https://www.costamesaca.gov/home/showpublisheddocument/46937/637502847448170000
https://costamesa.granicus.com/player/clip/3670?view_id=10&redirect=true
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C.7 City Council Study Session 

The section contains all study session materials, PowerPoint presentation, and all available public 

comments provided during the March 23, 2021, study session. Public comments were received verbally 

and in written form through the Zoom chat.  

Agenda: https://www.costamesaca.gov/home/showpublisheddocument/47187/637516952381070000  

Minutes: https://www.costamesaca.gov/home/showpublisheddocument/47746/637552180849270000 

Video Recording: https://costamesa.granicus.com/player/clip/3697?view_id=10&redirect=true  

C.8 City Council/Planning Commission Study Session 

The section contains all study session materials, PowerPoint presentation, and all available public 

comments provided during the April 27, 2021, study session. Public comments were received verbally and 

in written form through the Zoom chat.  

Agenda: https://www.costamesaca.gov/home/showpublisheddocument/47682/637551264967530000 

Minutes: https://www.costamesaca.gov/home/showpublisheddocument/48002/637571885573630000 

Video Recording: https://costamesa.granicus.com/player/clip/3710?view_id=10&redirect=true 

C.9 Virtual Townhall Meeting #2  

The section contains all townhall materials, handouts, flyers, PowerPoint presentation, as well as all 

available public comments provided during the meeting. Public comments were received verbally and in 

written form through the Zoom chat. A video recording of the virtual townhall is available at  

www.costamesaca.gov/housing-element-update. 

C.10 City Council/Planning Commission Study Session 

The section contains all study session materials, PowerPoint presentation, and all available public 

comments provided during the September 13, 2021, study session. Public comments were received 

verbally and in written form through the Zoom chat. 

Agenda: https://costamesa.legistar.com/View.ashx?M=PA&ID=892974&GUID=2EC89CD4-EDE7-461F-

8127-922507F6D3D6  

Public Comments: https://costamesa.legistar.com/View.ashx?M=E3&ID=892974&GUID=2EC89CD4-EDE7-

461F-8127-922507F6D3D6  

  

https://www.costamesaca.gov/home/showpublisheddocument/47187/637516952381070000
https://www.costamesaca.gov/home/showpublisheddocument/47746/637552180849270000
https://costamesa.granicus.com/player/clip/3697?view_id=10&redirect=true
https://www.costamesaca.gov/home/showpublisheddocument/47682/637551264967530000
https://www.costamesaca.gov/home/showpublisheddocument/48002/637571885573630000
https://costamesa.granicus.com/player/clip/3710?view_id=10&redirect=true
http://www.costamesaca.gov/housing-element-update
https://costamesa.legistar.com/View.ashx?M=PA&ID=892974&GUID=2EC89CD4-EDE7-461F-8127-922507F6D3D6
https://costamesa.legistar.com/View.ashx?M=PA&ID=892974&GUID=2EC89CD4-EDE7-461F-8127-922507F6D3D6
https://costamesa.legistar.com/View.ashx?M=E3&ID=892974&GUID=2EC89CD4-EDE7-461F-8127-922507F6D3D6
https://costamesa.legistar.com/View.ashx?M=E3&ID=892974&GUID=2EC89CD4-EDE7-461F-8127-922507F6D3D6


 

Appendix C: Summary of Community Engagement   C-5 

C.11 Rezone - Round 1 Community Visioning: July 2025 

to October 2025 

The first round of community visioning for Neighborhoods Where We All Belong (NWWAB) was conducted 

between July and October 2025. NWWAB is the City’s comprehensive initiative to implement Housing 

Element programs, comply with State housing law, and plan for future housing opportunities in Costa Mesa. 

The first round of outreach was intended to introduce the community visioning process, explain its purpose 

and objectives, establish communication channels, encourage meaningful public participation, and satisfy 

community engagement requirements associated with Measure K and the Housing Element. 

Round 1 utilized a variety of outreach methods, including a citywide open house, community workshops, 

focused stakeholder discussions, pop-up events, a walking tour, and an online survey. More than 545 

participants engaged in the process, generating 354 written comments, 460 prioritization responses, 135 

mapped locations on community maps, 342 online prioritization responses, and 21 walking tour and design 

activity responses. 

Community feedback emphasized the need for a diverse range of housing opportunities, including 

affordable homeownership and mixed-use development, to serve households of different sizes, ages, and 

income levels. Participants also identified several key considerations for future development, including 

high-quality design, parking, infrastructure capacity, traffic, neighborhood compatibility, open space, 

landscaping, tree canopy, multimodal transportation, walkability, access to gathering spaces, and 

transparency throughout the planning process. 

To ensure broad community participation, the City also conducted geographically focused outreach 

activities in the Harbor Boulevard/Newport Boulevard corridor, Westside Costa Mesa, and North Costa 

Mesa/SoBECA areas. Additional engagement included pop-up events at local businesses and community 

events, including the Hispanic Heritage Celebration and ArtVenture, as well as a Fair Housing Workshop. 

In recognition of the City’s inclusive outreach efforts, the Orange Section of the American Planning 

Association awarded the City of Costa Mesa the Opportunity and Empowerment Award of Merit in May 

2026 for the first round of NWWAB community visioning and outreach. 

A summary of the first round is available online: https://www.costamesaneighborhoods.com/resources 

A recording of the NWWAB welcome video is available in English here: 

https://www.youtube.com/watch?v=r-rT-7xxL2U 

A recording of the NWWAB welcome video is available in Spanish here: Vecindarios Donde Todos 

Pertenecemos 

NWWAB Westside Walking Tour and Workshop materials: Round1-Westside — Costa Mesa Neighborhoods 

Where We All Belong 

https://www.costamesaneighborhoods.com/resources
https://www.youtube.com/watch?v=r-rT-7xxL2U
https://www.youtube.com/watch?v=18iCDXFXQZk
https://www.youtube.com/watch?v=18iCDXFXQZk
https://www.costamesaneighborhoods.com/round1-harbornewport-1
https://www.costamesaneighborhoods.com/round1-harbornewport-1
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NWWAB North Costa Mesa and SoBECA Workshop materials: 

https://www.costamesaneighborhoods.com/round1-harbornewport-2 

NWWAB Newport and Harbor Boulevards Workshop materials: 

https://www.costamesaneighborhoods.com/round1-harbornewport 

C.12 Rezone - Round 2 Community Visioning: March 

2026 

 The second round of community visioning and outreach occurred in March 2026, building upon the input 

received during Round 1. This phase of outreach focused on informing the community that zoning updates 

for Housing Element sites were being expedited to maintain compliance with State housing law and 

presenting preliminary technical concepts for public review. These concepts included proposed zoning 

regulations, the Mixed-Use Overlay District (MUOD), and the introduction of Objective Design Standards 

(ODS). 

A primary objective of Round 2 was to demonstrate how community input from Round 1 had been 

considered and incorporated into the development of the preliminary technical documents. The City 

conducted three public workshops on March 2, March 5, and March 7, 2026, including both in-person and 

virtual participation opportunities. In addition, two focused discussions regarding the MUOD were held 

with community organizations, property owners, and development stakeholders. 

Round 2 outreach materials included informational boards, zoning regulation exhibits, workshop 

presentations, and interactive input activities. Materials were provided in both English and Spanish, and 

the virtual workshop was recorded and made available on the project website. 

Round 2 solicited community feedback on specific zoning and design topics, including permitted uses within 

the MUOD, requirements for commercial space in mixed-use developments, open space standards, 

building and site design, parking regulations, and proposed Objective Design Standards. Participants 

provided input on a range of potential permitted uses, including retail, personal services, restaurants, arts 

and entertainment venues, family and social services, indoor recreation, medical services, office and 

workplace uses, and hotels and motels. 

A summary of the second round of community outreach is available online here: Resources — Costa Mesa 

Neighborhoods Where We All Belong 

A Let’s Talk Costa Mesa interview about the second round of outreach is available online here: 

https://youtube.com/shorts/OCH9XEuqrzg?si=dWojNUnWVft4OsAp 

A recording of the virtual workshop in English is available online here: 

https://www.youtube.com/watch?v=2el_mez9g9o 

A recording of the virtual workshop in Spanish is available online here: 
https://www.youtube.com/watch?v=xinhpyLfgQE 

https://www.costamesaneighborhoods.com/round1-harbornewport
https://www.costamesaneighborhoods.com/resources
https://www.costamesaneighborhoods.com/resources
https://www.youtube.com/watch?v=xinhpyLfgQE
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Materials from the Round 2 Workshop at Norma Hertzog Community Center are available here: 

https://www.costamesaneighborhoods.com/round2-workshop1 

Materials from the Round 2 Workship at the Costa Mesa Senior Center are available here: 

https://www.costamesaneighborhoods.com/round2-workshop3 

C.13 Rezone - Round 3 Community Visioning: Summer 

2026  

To be updated following the completion of Round 3.  

C.14 Public Meetings and Hearings Related to Rezoning 

and the Housing Element 

In addition to community workshops and pop-up events, the City held public study sessions and hearings 

related to the Housing Element, rezoning, and zoning amendments. These included Planning Commission 

and City Council meetings beginning in late 2025 and continuing into 2026. Specifically, on November 4, 

2025; November 10, 2025; December 8, 2025; January 26, 2026; February 9, 2026; February 23, 2026; 

March 17, 2026; and April 7, 2026. These public hearings were focused on informing decision makers and 

the public of the need to shift direction to expedite the rezoning of the Housing Element sites for state 

compliance. In addition, these public hearings introduced the new impacts of changing state legislation, 

including Senate Bill (SB) 131 and the California Court of Appeal decision in New Commune DTLA LLC v. City 

of Redondo Beach, and how they affect the proposed zoning regulations for Housing Elements sites. 

Furthermore, and as a result of the impacts from new state legislation, the CIty received requests from 

property owners to add sites and remove several sites from the Housing Element Inventory. Additional 

public hearings were held to discuss these requests and ultimately amend the City’s Sixth Cyle Housing 

Element sites inventory.  

The March 17, 2026 and April 7, 2026 City Council meetings included specific actions related to the Sixth 

Cycle Housing Element, including adding two Housing Element Opportunity Sites, removing 17 Housing 

Element Opportunity Sites, rezoning Housing Element Opportunity Sites through the MUOD, implementing 

Housing Element programs via revisions to the City’s Zoning Ordinance and a specific plan.  

The following meeting agendas include items related to the rezoning of Housing Element sites: 

• November 4, 2026 City Council update on community engagement: 

https://costamesa.legistar.com/LegislationDetail.aspx?ID=7717330&GUID=AB220AB9-B3EC-

4DAE-A1CE-D1620DCE9C58 

• November 10, 2026 Planning Commission update on community engagement: 

https://costamesa.legistar.com/LegislationDetail.aspx?ID=7725804&GUID=F6AACD62-DC13-

4F57-AE23-CA4A99B0D519 

• December 8, 2025 Planning Commission Study Session on the approach to rezoning: 

https://costamesa.legistar.com/LegislationDetail.aspx?ID=7773717&GUID=27C0C59C-E645-40FE-

9970-1CF616A43895 

https://www.costamesaneighborhoods.com/round2-workshop1
https://www.costamesaneighborhoods.com/round2-workshop3
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7725804&GUID=F6AACD62-DC13-4F57-AE23-CA4A99B0D519
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7725804&GUID=F6AACD62-DC13-4F57-AE23-CA4A99B0D519
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7773717&GUID=27C0C59C-E645-40FE-9970-1CF616A43895
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7773717&GUID=27C0C59C-E645-40FE-9970-1CF616A43895
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• January 26, 2026 Planning Commission overview of the proposed rezoning 6th Cycle Housing 

Element sites and related amendments: 

https://costamesa.legistar.com/LegislationDetail.aspx?ID=7826361&GUID=F156048D-17ED-

4207-AD1F-00C34ADD4BC9 

• February 9, 2026 Planning Commission recommendation of approval of the rezoning and related 

amendments: 

https://costamesa.legistar.com/LegislationDetail.aspx?ID=7869925&GUID=46ADE2E0-93B1-

4307-BB85-FCF45BA3A0C2 

• February 23, 2026 Planning Commission recommendation of amending the 6th Cycle Housing 

Element to add and remove sites: 

https://costamesa.legistar.com/LegislationDetail.aspx?ID=7922544&GUID=692D0434-F1D3-

4FC7-A9F2-21B75AC2D44B 

• March 17, 2026 City Council amendment of the 6th Cycle Housing Element to add and remove 

sites: https://costamesa.legistar.com/LegislationDetail.aspx?ID=7949568&GUID=2DF17F34-C15C-

4BEA-8151-5AA7F42D7753 

• March 17, 2026 City Council first reading to rezone the remaining Housing Element sites and 

related amendments: 

https://costamesa.legistar.com/LegislationDetail.aspx?ID=7949569&GUID=A43BC48B-BB4A-

4B37-9245-5F818392F704 

• April 7, 2026 City Council second reading of the rezoning of Housing Element sites and related 

amendments: 

https://costamesa.legistar.com/LegislationDetail.aspx?ID=7969847&GUID=67D7ED02-CEB9-

4795-9C70-1915758F32C9 

C. 15 HE Amendment - Outreach to Property Owners  

Following recent changes to State housing law, including Senate Bill 131 and the California Court of 

Appeal decision in New Commune DTLA LLC v. City of Redondo Beach, the City initiated targeted outreach 

to property owners whose properties were included in the City's Sixth Cycle Housing Element Sites 

Inventory. The outreach informed property owners of the legislation and court decisions and their 

potential implications for Housing Element sites. 

The correspondence explained that, pursuant to the court's decision, Housing Element sites intended to 

satisfy the Regional Housing Needs Allocation (RHNA) must allow residential development at a minimum 

density of 20 dwelling units per acre and require that at least 50 percent of new development on each site 

be residential. These requirements are also consistent with the court's findings in Martinez v. City of Clovis 

(2023). 

Following distribution of the notices, City staff conducted extensive follow-up outreach, including 

telephone calls, emails, and in-person and virtual meetings with affected property owners. Discussions 

focused on the implications of recent State legislation and court decisions, site suitability, redevelopment 

potential, and future development opportunities. The City also met with property owners interested in 

having their properties considered for inclusion in the Housing Element Sites Inventory. 

https://costamesa.legistar.com/LegislationDetail.aspx?ID=7826361&GUID=F156048D-17ED-4207-AD1F-00C34ADD4BC9
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7826361&GUID=F156048D-17ED-4207-AD1F-00C34ADD4BC9
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7869925&GUID=46ADE2E0-93B1-4307-BB85-FCF45BA3A0C2
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7869925&GUID=46ADE2E0-93B1-4307-BB85-FCF45BA3A0C2
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7922544&GUID=692D0434-F1D3-4FC7-A9F2-21B75AC2D44B
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7922544&GUID=692D0434-F1D3-4FC7-A9F2-21B75AC2D44B
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7949568&GUID=2DF17F34-C15C-4BEA-8151-5AA7F42D7753
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7949568&GUID=2DF17F34-C15C-4BEA-8151-5AA7F42D7753
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7949569&GUID=A43BC48B-BB4A-4B37-9245-5F818392F704
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7949569&GUID=A43BC48B-BB4A-4B37-9245-5F818392F704
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This outreach resulted in several written requests from property owners seeking either removal from or 

addition to the Housing Element Sites Inventory. These requests informed, in part, the amendments to the 

Sixth Cycle Housing Element adopted by the City Council on March 17, 2026. 

As a result of the March 17, 2026 City Council actions, the City initiated a "no net loss" analysis and entered 

the 180-day period required under State law to amend the Housing Element and identify adequate sites to 

maintain capacity to accommodate the City's RHNA allocation. As part of this effort, the City conducted 

additional outreach to property owners whose sites were being considered for inclusion in the amended 

Housing Element Sites Inventory. The purpose of this outreach was to notify property owners that their 

properties were under consideration and to provide an opportunity to share information regarding site 

availability, redevelopment interest, existing uses, ownership considerations, development constraints, 

and future plans. 

Following the March 17, 2026 City Council actions, City staff continued to receive inquiries from property 

owners and conducted additional meetings regarding the Housing Element Sites Inventory. During this 

period, one property owner requested removal of a site located at 3333 Susan Street from the inventory, 

while several other property owners requested that their properties be added. Between March 17 and June 

8, 2026, the City received five additional written requests from property owners seeking inclusion in the 

Housing Element Sites Inventory. 

On May 15, 2026, the City conducted a second round of outreach to property owners with sites currently 

included in, or proposed for inclusion in, the Housing Element Sites Inventory. Outreach methods included 

mailed notices, telephone calls, emails, and in-person and virtual meetings. The outreach explained the 

purpose of the Housing Element Amendment, the relationship between the Sites Inventory and the City's 

RHNA obligations, and the potential implications of identifying a property as a Housing Element site. 

Property owners were also encouraged to participate in the Round 3 community outreach activities and 

review the revised Housing Element during the public review period from June 8 through June 15, 2026. 

Property owner outreach provided valuable information regarding site feasibility, redevelopment potential, 

and ownership considerations. Feedback received through this process informed the refinement of the 

amended Sites Inventory, including decisions regarding site additions, removals, and further evaluation. 

This outreach helped ensure that the amended Sites Inventory reflects realistic development assumptions 

and current property owner interests. 

Outreach Methods: Mailed notices, telephone calls, emails, and in-person and virtual meetings. 

Outreach Period: December 2025 through June 2026. 

Summary of Feedback: Feedback varied among property owners. Some sought additional information 

regarding the implications of recent State legislation and court decisions on future development 

opportunities. Others expressed concerns that changes in State law and court interpretations altered the 

assumptions under which their properties were originally included in the Housing Element Sites Inventory, 

particularly where residential development is now required rather than permitted as an additional 



 

Appendix C: Summary of Community Engagement   C-10 

development option. These property owners subsequently requested removal from the Sites Inventory. 

Conversely, several property owners viewed the updated regulatory framework and streamlined approval 

processes as an opportunity to facilitate residential or mixed-use redevelopment and submitted requests 

to have their properties added to the Sites Inventory. 

Effect on the Sites Inventory: Feedback received through the outreach process directly informed revisions 

to the Housing Element Sites Inventory. Consistent with direction provided by the Planning Commission 

and City Council during hearings between December 2025 and March 2026, the City considered property 

owner requests for inclusion or removal from the Sites Inventory when preparing the amended Housing 

Element. The resulting Sites Inventory reflects both current State law requirements and property owner 

input regarding redevelopment interest and site availability. 

C. 16 HE Amendment – Open House  

The City held an in-person public Open House on June 3, 2026, to provide information about the additional 

Housing Element sites, MUOD, objective design standards, other related Zoning Code updates, and receive 

community input. The workshop provided an opportunity for residents, property owners, business owners, 

community organizations, and other interested parties to learn about the purpose of the amendment, the 

City’s RHNA obligation, proposed changes to the sites inventory, and the relationship between the 

amendment and prior Housing Element implementation efforts. 

The Open House included a presentation followed by opportunities for public questions and comments. 

Topics discussed included the revised sites inventory, proposed densities, development regulations,  RHNA 

capacity and buffer, affordable housing opportunities, AFFH, zoning, development standards, 

environmental review, etc.]. Participants were invited to provide feedback on the proposed approach and 

identify any questions or concerns related to the Housing Element Amendment. 

The workshop also helped ensure that the community had an opportunity to review and comment on the 

amendment before formal adoption hearings. Additionally, a formal Housing Element public comment 

period was established from June 8, 2026 through June 15, 2026. Community members could provide 

feedback by emailing neighborhoods@costamesaca.gov, completing an online comment card at 

www.costamesaneighborhoods.com, by filling out a physical comment card, or by mailing the City a letter.  

Open House Workshop materials: https://www.costamesaneighborhoods.com/round3-openhouse  

Summary of Housing Element public comments to be added after June 15, 2026. 

  

mailto:neighborhoods@costamesaca.gov
https://www.costamesaneighborhoods.com/
https://www.costamesaneighborhoods.com/round3-openhouse
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C. 17 HE Amendment - Subject Matter Expert Meetings  

The City also conducted two focused stakeholder discussions on June 10, 2026 to gather targeted feedback 

from key community partners, affordable housing providers, developers, and interested groups. These 

focused discussions were intended to supplement broader public outreach by providing opportunities for 

more in-depth discussion with stakeholders who may have direct experience with housing development, 

affordable housing, fair housing, addressing homelessness, tenant issues, business interests, neighborhood 

concerns, or providing community services. 

A summary of the focused discussions to be added after June 15, 2026. 

Mailers and Public Notices 

To support public awareness of the 2026 Housing Element amendments and public comment period, the 

City distributed bilingual postcards to all residential units in the City, letters to the existing and proposed 

Housing Element site property owners, posted an ad in the Daily Pilot, published multiple articles in the 

City Hall Snapshot online newsletter, emailed the NWWAB and Housing Element interest lists, and shared 

several promotional videos on the City’s YouTube and social media accounts. Post cards about the 

Neighborhoods Where We All Belong effort were mailed to all residential postal customer addresses in the 

City in July 2025, February 2026, and May 2026. The post card sent in May 2026 specifically called out the 

Housing Element public review period.  

C. 18 Planning Commission  

To be updated Summer/Fall 2026.  

C.  19 City Council  

To be updated Summer/Fall 2026. 
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C.2011 Public Comments  

The section contains all public comments submitted throughout the Housing Element Update and during 

the Public Review Period. Comments were submitted through the Public Review Period feedback form and 

by email to City Staff. Public comments provided during the Townhall Meeting, Subject Matter Expert 

Meeting, District Meetings, Planning Commission and City Council Study Sessions, and Public Hearings are 

provided in the sections above.  

November 2022 Public Review Comments  

Prior to resubmittal of the Housing Element to the State Department of Housing and Community 

Development (State HCD), the City of Costa Mesa provided the document to the public, including those 

who requested to be updated on its progress, for the required seven days before resubmitting to State 

HCD.  The City posted the revised document on the City’s website on November 8, 2022. The City received 

public comments from four individuals regarding the document and considered their content in 

preparation of this draft document resubmittal.  Three of those comments were provided to City Council 

prior to the public hearing on November 15th, 2022 and one was received after the deadline.  All letters 

are included within this section for reference.   

As stated in the comment letters, many of the comments received had been previously considered in prior 

drafts of the Housing Element.  The City worked with the community, decision-makers, and HCD in response 

to these questions and others in preparing the draft document 

June 2026 Public Review Comments 
 

Summary of Housing Element public comments to be added after June 15, 2026. 
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