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4 Environmental Impact Analysis 

This chapter is comprised of 19 sections that contain an analysis of the Neighborhoods Where We All Belong Zoning 

Updates and Housing Element Implementation (Project) potential environmental effects related to the following 

environmental issue areas: 

Aesthetics (Section 4.1) 

Agriculture and Forestry Resources (Section 4.2) 

Air Quality (Section 4.3) 

Biological Resources (Section 4.4) 

Cultural Resources (Section 4.5) 

Energy (Section 4.6) 

Geology and Soils (Section 4.7) 

Greenhouse Gas Emissions (Section 4.8) 

Hazards and Hazardous Materials (Section 4.9) 

Hydrology and Water Quality (Section 4.10) 

Land Use and Planning (Section 4.11) 

Mineral Resources (Section 4.12) 

Noise (Section 4.13) 

Population and Housing (Section 4.14) 

Public Services (Section 4.15) 

Recreation (Section 4.16) 

Transportation (Section 4.17) 

Tribal Cultural Resources (Section 4.18) 

Utilities and Service Systems (Section 4.19) 

The discussions of each environmental issue area include the following subsections:  

▪ Existing Conditions 

▪ Regulatory Requirements 

▪ Thresholds of Significance 

▪ Impacts Analysis 

▪ Cumulative Impact Analysis 

▪ Mitigation Measures 

▪ Significance Conclusion 

▪ References 

As stated in the Notice of Preparation assessed in the Initial Study (see Appendix A-1), it was determined that the 

Project would have either no impact or a less-than-significant impact relative to several thresholds in the CEQA 

Guidelines Appendix G Checklist. Therefore, under each Section 4.1.3 through 4.19.3, Thresholds of Significance, 

the thresholds that were determined to be scoped out through the Initial Study, and therefore not further analyzed 

in this Draft PEIR, are listed. The only issue area that was scoped out in its entirety and therefore is not included as 

a stand-alone section in this Draft PEIR, is Wildfire. 

Impacts are evaluated in terms of changes due to the Project as compared to existing conditions. For each 

environmental issue area, the conditions anticipated as the result of Project implementation are compared to 

baseline conditions (as of November 2025 when the Notice of Preparation was released or thereabouts), to 

characterize the anticipated change. It should be noted that existing conditions do not constitute a significant 

impact on the Project, for the purposes of CEQA. “[T]he purpose of an EIR is to identify the significant effects of a 

project on the environment, not the significant effects of the environment on the project” (Ballona Wetlands Land 

Trust v. City of Los Angeles (2011) 201 Cal.App.4th 455, 473 and California Building Industry Association v. Bay 

area Air Quality Management District (2015) Cal.App 4th.).  
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4.1 Aesthetics 

This section of the Draft PEIR analyzes the potential impacts from the implementation of the Neighborhoods Where 

We All Belong Zoning Updates and Housing Element Implementation (Project) on aesthetics, specifically, the 

potential for the Project to conflict with applicable zoning and other regulations governing scenic quality. A 

discussion of the existing visual character and land use context in the City of Costa Mesa (City), focusing on the 

Planning Area and vicinity, is also included in this section. This section describes the existing visual character and 

land use considerations within the city, identifies applicable regulatory requirements, and evaluates potential 

impacts related to implementation and buildout of the proposed Project. The analysis is based, in part, on 

information provided in the following resources: the Costa Mesa 2015-2035 General Plan (General Plan) and 

various Southern California Association of Governments (SCAG) and U.S. Census Bureau data. Other sources 

referenced for this section are listed below in Section 4.1.8, References. 

4.1.1 Existing Conditions 

4.1.1.1 Visual Character Overview 

As discussed in Chapter 3, Project Description, of this PEIR, the Planning Area consists of 1,079 parcels totaling 

approximately 1,353.4 acres distributed throughout the city (see Figure 2‑2, Planning Area in Chapter 2, Environmental 

Setting, of this PEIR). The Planning Area is primarily located along major transportation corridors, including Newport 

Boulevard, Harbor Boulevard, Bristol Street, Placentia Avenue, Baker Street, 17th Street, 18th Street, and 19th Street, 

as well as areas north of Interstate 405 (I-405). Due to its dispersed configuration, the Planning Area does not represent 

a single, cohesive visual environment; rather, it comprises multiple visually distinct areas that reflect their historic 

development patterns, existing land uses, and applicable planning frameworks.  

Under existing conditions, the overall visual character of the Planning Area is urban and predominantly automobile-

oriented. Development generally consists of low- to mid-rise buildings, typically one to two stories, with other 

buildings up to four stories in height, interspersed with surface parking lots, driveways, loading areas, and 

freestanding signage, as well as some parks and recreational facilities. Architectural styles vary widely and range 

from utilitarian industrial buildings and older commercial structures to more contemporary mixed-use and 

commercial developments. Landscaping and pedestrian amenities are limited in many locations, particularly within 

older commercial and industrial districts. 

Commercial corridors within the Planning Area are visually characterized by strip commercial centers, standalone 

retail and service uses, office buildings, and regional commercial destinations. These areas often include wide curb 

cuts, minimal building articulation, and large paved areas, contributing to a fragmented streetscape appearance. 

Industrial areas are generally characterized by warehouse and light manufacturing buildings with large footprints, 

limited fenestration (e.g., windows, doors, and/or other openings in a building’s envelope), and minimal ornamental 

design features. These areas typically include expansive paved yards and limited streetscape landscaping, 

reinforcing a utilitarian visual character. 

In contrast, other portions of the Planning Area governed by adopted urban plans, specific plans, or overlay districts 

(such as the SoBECA Urban Plan, 19 West Urban Plan, Mesa West Bluffs Urban Plan, Harbor Mixed‑Use Overlay, 

and North Costa Mesa Specific Plan) exhibit a more coordinated visual character. These areas generally include 

infill development with enhanced architectural treatments, landscaped setbacks, and pedestrian-oriented site 

design. Building heights and massing within these areas are generally between one and three stories. However, 
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many developments within the North Costa Mesa Specific Plan area include master planned commercial, 

residential, and entertainment projects reaching well over five stories.  

Finally, although the majority of the Planning Area is developed with features typical of a low-to-midrise urban 

environment, there are two distinct areas with agrarian features that support active agricultural uses. One such 

area is located on Fairview Road adjacent and north of I-405, while the other is located on the east of Anton 

Boulevard and south side of Sunflower Avenue adjacent and northwest of the Costa Mesa Freeway/State Route 55 

(see Figure 4.2-1, Important Farmland in Section 4.2, Agriculture and Forestry Resources of this PEIR for the 

location of the relevant agricultural parcels). In addition to several low-rise buildings and a mix of paved and 

unpaved parking areas, these areas feature large open fields that, depending on the season, display either a variety 

of growing crops or large patches of plowed dirt.  

4.1.1.2 Land Use and Zoning  

Land Use and Visual Context 

Existing land uses within the Planning Area are dominated by commercial and industrial uses, consistent with the City’s 

General Plan land use designations shown on Figure 2‑3, Existing General Plan Land Use Designations in Chapter 2, 

Environmental Setting of this PEIR. General Commercial (GC), Regional Commercial (RC), Commercial Center (CC), 

Industrial Park (IP), and Light Industrial (LI) designations account for the majority of acreage within the Planning Area. 

These land uses support a wide range of retail, office, service, entertainment, warehousing, manufacturing, and creative 

industrial activities, which collectively contribute to a visually diverse urban environment.  

Limited residential development is present within or adjacent to the Planning Area, primarily in the form of existing 

multifamily developments, live/work units, or other residential uses integrated into mixed-use projects. Residential 

uses are more prevalent within areas designated Commercial‑Residential (CR), Urban Center Commercial (UCC), 

High‑Density Residential (HDR), and Medium‑Density Residential (MDR). Vacant or underutilized parcels are also 

present throughout the Planning Area, particularly within older commercial and industrial areas, resulting in visual 

conditions that include some inactive frontages, surface parking, and aging structures. 

Land uses surrounding the Planning Area vary by location but generally transition from more intense commercial 

and industrial development along major corridors to being less intense commercial and industrial uses adjacent to 

established residential neighborhoods located on local streets. These surrounding residential areas are typically 

characterized by single-family homes and multifamily developments with lower building heights, consistent 

architectural styles, landscaped setbacks, and a pedestrian-scale streetscape. Civic, institutional, recreational, and 

regional facilities (including parks, schools, and the Orange County Fair and Event Center) also contribute to the 

broader visual context of the City. 

Zoning and Planning Framework 

Existing zoning within the Planning Area is mainly commercial and industrial. Predominant zoning designations 

include Local Business District (C1), General Business District (C2), Shopping Center District (C1‑S), Planned 

Development Commercial (PDC), General Industrial (MG), Industrial Park (MP), and Planned Development Industrial 

(PDI), as illustrated on Figure 2‑4, Existing Zoning in Chapter 2, Environmental Setting of this PEIR. Smaller portions 

of the Planning Area are zoned for multifamily residential development including the Multiple-Family Residential 

Districts and Planned Development Residential zones. 
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In addition to base zoning, many parcels within the Planning Area are subject to adopted urban plans, specific 

plans, and overlay districts that regulate allowable uses, development intensity, building height, and site design. 

These planning tools were adopted to guide redevelopment, encourage mixed-use development, enhance urban 

design quality, and address compatibility with surrounding neighborhoods.  

The following table provides a summary of several existing development standards applicable to scenic quality in 

accordance with the base zoning, General Plan land use designations, or other local plans/overlays for the 

Planning Area.  

Table 4.1-1. Existing Development Standards Applicable to Scenic Quality 

Land Use Description 

Maximum 

Allowable 

Density  

(DU per Acre) 

Maximum 

Allowable 

Intensity (FAR) 

Maximum 

Allowable 

Building Height 

(Stories/Feet) 

Minimum Front 

Setback (Feet) 

General Plan Land Use Designation 

Commercial Center (CC)  0.25 to 0.75 * — — 

Commercial-Residential (CR) 12 to 17.4 0.20 to 0.40 * — — 

Cultural Arts Center (CAC) —a 1.77 — — 

General Commercial (GC) — 0.20 to 0.75 * — — 

High-Density Residential (HDR) — — — — 

Industrial Park (IP) — 0.20 to 0.75 * — — 

Light Industrial (LI) — 0.15 to 0.75 * — — 

Medium-Density Residential 

(MDR) 

12 — — — 

Neighborhood Commercial (NC) — 0.15 to 0.75 * — — 

Regional Commercial (RC) — 0.652 to 0.89 * — — 

Urban Center Commercial (UCC) 20 or 80a 0.48 to 0.79 * — — 

Zoning  

Administrative and Professional 

District (AP) 

— — b 2 / 30 20 

Commercial Limited District 

(CL) 

— — b 2 / 30 20 

General Business District (C2) — — b 2 / 30 20 

General Industrial (MG) — — b 2 / 30 Interior lot: 10 e 

Corner lot: 15 e 

Industrial Park (MP) — — b 3 / 45 20 

Institutional and Recreational 

District (I&R) 

— — b 4 / — f 20 

Local Business District (C1) — — b 2 / 30 20 

Multiple-Family Residential 

District, High Density (R2-HD) 

14.52 — 2 / 27 c 20 

Multiple-Family Residential 

District, Medium Density (R2-

MD) 

12 — 2 /27 c 20 

Planned Development 

Commercial (PDC) 

— — b — d — d 
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Table 4.1-1. Existing Development Standards Applicable to Scenic Quality 

Land Use Description 

Maximum 

Allowable 

Density  

(DU per Acre) 

Maximum 

Allowable 

Intensity (FAR) 

Maximum 

Allowable 

Building Height 

(Stories/Feet) 

Minimum Front 

Setback (Feet) 

Planned Development Industrial 

(PDI) 

— — b — d — d 

Planned Development 

Residential—High Density (PDR-

HD) 

Up to 20 — 2 / 27  5 

Planned Development 

Residential—Medium Density 

(PDR-MD) 

Up to 12 — 2 / 27  5 

Shopping Center District (C1-S) — — b 2 / 30 20 

Town Center District (TC) — — b 4/ — f 20 

Other Plans and Overlays 

Residential Incentive Overlay 30 — 3 / — h 20 

SoBECA Mixed-Use Overlay 40 1.00/1.25 g 2 to 4 /40 to 60i 15 to 20 j 

Harbor Mixed-Use Overlay 20 1.00/1.25 k 4 / —  15 

19 West Urban Plan 20 1.00/1.25 g 2 to 4 /40 to 60i 15 

Mesa West Bluffs Urban Plan 20 1.00/1.25 g 4 / 60 15 

Mesa West Residential 

Ownership Urban Plan 

20 1.00/1.25 g 3 / 45 — 

North Costa Mesa Specific Plan 100 1.77 2 to 25 / 30 to 

315 

— 

Newport Boulevard Specific 

Plan 

20 0.40 — — 

One Metro West Specific Plan l 80 2.22 7 / 98 5 

Sources: SCAG 2025; City of Costa Mesa 2006, 2016a, 2016b, 2016c, 2016d, 2021, 2025a, 2025b. 

Notes: DU = dwelling units; FAR = floor area ratio; — = not applicable. 
* The maximum allowable FAR for projects with these General Plan Land Use designations is dependent upon the anticipated level 

of traffic use, as shown in Zoning Code Table 13-69. 
a. Refer to the North Costa Mesa Specific Plan for detailed density for specific sites. 
b The applicable FAR for parcels within these zones is established pursuant to the corresponding General Plan Land Use 

designation. 
c For residential land use only. Per Zoning Code Chapter 5, Article 8, Table 13-32, “The maximum number of stories and building 

height for nonresidential land uses shall be determined in conjunction with the conditional use permit review process.” 
d Per Zoning Code Section 13-62(f)(2), “Unless otherwise noted in [Zoning Code Chapter 5, Article 6], no specific yard, setbacks or 

building height requirements shall be imposed in the planned development district, except as provided in the master plan; 

provided, that the spirit and intent of this section and the planned development ordinance are met.” 
e Per Zoning Code Chapter 5, Article 5, Table 13-53, “If the property is adjacent to a residential zone on either side, the front setback 

is 20 feet.” 
f. Per Zoning Code Chapter 5. Article 7, Table 13-66, four stories is the maximum building height for TC district parcels south of I-

405, but special purpose housing (e.g., affordable, elderly and student housing) may be granted additional building height. 

g. Increase in FAR from 1.00 to 1.25 may be allowed for mixed-use plans exhibiting design excellence (City of Costa Mesa 2025a). 
h Per Zoning Code Chapter 5, Article 12, Table 13-83.64, “Sites abutting R2-MD zones shall incorporate a stepped elevation from 

2 to 3 stories. Rooftop terraces are permitted and not considered a story.” 
i Maximum building height is four stories for residential projects and two stories for non-residential projects.  
j Setback is 20 feet along Bristol Stret and 15 feet along all other streets with9in the overlay area. 
k Per Zoning Code Section 13-83.57, “A maximum one and one-quarter (1.25) FAR applies to projects that consist of both residential 

and commercial mixed uses; a one (1.00) FAR applies to stand-alone commercial projects. Live/Work development where the 

primary land use is residential and a workspace is provided on the ground level is not permitted in this overlay.” 
l Refer to the One Metro West Specific Plan for more detailed density, FAR, and setback information (City of Costa Mesa 2021). 
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Overall, the existing zoning and planning framework allows for a wide range of building types, scales, and intensities 

across the Planning Area. This regulatory context, combined with incremental development over time, has resulted 

in varied visual conditions ranging from coordinated, pedestrian-oriented environments to more fragmented, auto-

oriented commercial and industrial areas.  

4.1.2 Regulatory Requirements 

4.1.2.1 Federal 

There are no federal regulations pertaining to aesthetics and scenic resources that would apply to the 

proposed Project.1  

4.1.2.2 State 

Senate Bill 743 

In September 2013, the Governor signed Senate Bill (SB) 743, which became effective on January 1, 2014. Among 

other provisions, SB 743 adds California Public Resources Code (PRC) Section 21099, which provides that 

“aesthetic and parking impacts of a residential, mixed-use residential, or employment center project on an infill site 

within a transit priority area shall not be considered significant impacts on the environment.” PRC Section 21064.3, 

which was updated in 2025 per Assembly Bill 2443,defines “major transit stop” as “a site containing an existing 

rail transit station, a ferry terminal served by either a bus or rail transit service, or the intersection of two or more 

major bus routes with a frequency of service interval of 20 minutes or less during the morning and afternoon peak 

commute periods.” PRC Section 21099 defines an “infill site” as a lot located within an urban area that has been 

previously developed, or on a vacant site where at least 75 percent of the perimeter of the site adjoins or is 

separated only by an improved public right-of-way from, parcels that are developed with qualified urban uses.  

SB 743 (PRC Section 21099(d)) sets forth guidelines for evaluating project transportation impacts under CEQA, as 

follows: “Aesthetic and parking impacts of a residential, mixed-use residential, or employment center project on an 

infill site within a transit priority area (TPA) shall not be considered significant impacts on the environment.” In 

addition, under California Public Resources Code, Section 21081.3, lead agencies are not required to evaluate the 

aesthetic impacts of any project that includes housing and consists of the refurbishment, conversion, repurposing, 

or replacement of an existing building that is abandoned, dilapidated, or has been vacant for more than a year. 

Aesthetic effects of projects meeting these requirements are not significant effects on the environment for purposes 

of CEQA. 

  

 
1 The existing regulatory environment includes numerous plans, policies, and programs related to the identification, designation, 

and preservation of historic places, landmarks, and properties, including: the National Historic Preservation Act (1966); National 

Register of Historic Places (1981); National Historic Landmarks Program (1982); and Secretary of the Interior’s Standards for the 

Treatment of Historic Properties (1976). The regulatory environment as it relates to historic resources is discussed in further detail 

in Section 4.5, Cultural Resources of the Draft PEIR.  
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4.1.2.3 Local 

Costa Mesa Municipal Code 

The following sections of the Costa Mesa Municipal Code are applicable to aesthetics in the Planning Area.  

Title 15, Public Works, Chapter 5, Parkway Trees.  

The City’s Municipal Code establishes regulations governing the planting, maintenance, alteration, and removal of 

trees within the public right‑of‑way, including parkways, medians, and designated tree easements, with the intent 

of protecting the City’s community forest and maintaining streetscape aesthetics. Per Municipal Code Section 15-

126, a City permit is required prior to the installation, replacement, removal, or alteration of any tree located within 

the public rights‑of‑way or tree easement. A tree easement means an area either dedicated by an adjacent property 

owner or a landscape setback required as a condition of development. Tree alteration includes pruning or trimming 

activities that remove more than 25 percent of a tree’s canopy within a one‑year period.  

Per Municipal Code Section 15-131, for all planned public tree removals in the city: 

The adjacent property owner/applicant shall pay for tree replacement costs on a 3:1 tree 

replacement ratio of (three new trees planted for every one mature tree removed one 24-inch box, 

and two 15-gallon trees) whenever such a removal is deemed a ‘convenience removal.’ Property 

owner/applicant agrees that the city shall select the species and approve the site of the tree to be 

replanted. ‘Convenience removal’ shall mean the removal of a tree with a genus and species 

designated as a problem tree by the department of public services to include, but is not limited to, 

Ficus nitida, Ficus retusa, Fraxinus uhdei, Schinus terebinthifolius, Cupania anacardiodes and that 

such removal is subject to a convenience tree removal agreement approved by the department. 

Furthermore, according to Municipal Code Section 15-132, trees in the public rights-of-way must also be protected 

during construction. Specifically, no person may begin any construction or excavation without first providing 

sufficient protection for trees on public property, such as a fence, guard or frame within a five-foot minimum 

distance of the tree trunk. The five foot minimum may be extended at the sole discretion of the director of public 

services for other “unforeseen horticultural circumstances” (Municipal Code Section 15-132). 

In addition to public trees, Municipal Code Section 15-138 establishes a voluntary program for the nomination and 

preservation of “landmark trees” on private property. Landmark trees are defined an “any tree on public property 

which is designated by the city council to be particularly valuable due to its species, condition and/or age, or due 

to its cultural or historical significance” (Municipal Code Section 15-124). Landmark designation is initiated 

voluntarily by the property owner and does not preclude reasonable use of the property as otherwise allowed under 

applicable zoning regulations.  

Title 13, Planning, Zoning and Development.  

Title 13 (Planning, Zoning and Development; referred to herein as the “Zoning Code”) describes the development 

standards that apply to each zone and includes regulations concerning where and under what conditions various 

land uses may occur in the city. It establishes zone-specific height limits, setback requirements, and other 

development standards for residential, mixed-use, commercial, industrial, and all other types of sites. Zoning Code 

Chapter V, Article I (Residential Districts), Article 2 (Residential Common Interest Developments), Article 2.5 

(Residential Small Lot Subdivisions), Article 3 (Commercial Districts), and Article 5 (Industrial Distracts) contain 
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provisions that regulate the uses that are permitted in residential, commercial, and industrial zones, as well as the 

development standards that apply in those zones. Zoning Code Chapter V, Article 9 (General Site Improvement 

Standards) contains development standards and site regulations applicable to all zoning districts, including requirements 

pertaining to utility requirements, off-site improvement requirements, R1 sidewalk construction, trash enclosures, 

elevation and screening requirements, fences and walls, and right-of-way dedications. Provisions related to outdoor 

lighting and glare are included in Chapter V, Article 4 (Establishments Where Food or Beverages are Served), Chapter V, 

Article 11 (Mixed-Use Overlay District), and Chapter V, Article 12 (Residential Incentive Overlay). Other aesthetic-related 

provisions applicable to the Project and contained in the Zoning Code, including provisions related to signs are listed and 

discussed in further detail, below.  

Chapter VIII, Signs. This chapter regulates the design, siting, and maintenance of signs in the city. These regulations 

are intended to provide standards for the type, size, and placement of signs, to balance the identification and 

communication needs of businesses with traffic safety and the needs of the citizens for a pleasant, uncluttered 

environment in which to live, work and play. These regulations aim to implement the goals of the General Plan to 

create and maintain an aesthetically pleasing and functional environment. 

Costa Mesa 2015-2035 General Plan 

The following provides a summary of the applicable aesthetics-related General Plan goals and policies that pertain 

to the Project and is not a comprehensive list. Project implementation would support and/or would not conflict with 

the implementation of the following goals and policies, as discussed in further detail in Section 4.1.4, Impact 

Analysis (City of Costa Mesa 2016e, 2016f, 2025a): 

Land Use Element 

Goal LU-2: Preserve and Protect Residential Neighborhoods. 

Policy LU-2.7: Permit the construction of buildings over two stories or 30 feet only when it can be shown 

that the construction of such structures will not adversely impact surrounding 

developments and deprive existing land uses of adequate light, air, privacy, and 

solar access. 

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

Policy LU-3.8: Ensure that new development reflects existing design standards, qualities, and features 

that are in context with nearby development and surrounding residential neighborhoods. 

Policy LU-3.10: Minimize effects of new development on the privacy and character of surrounding 

neighborhoods. 

Policy LU-3.12: Ensure that new development reflects existing design standards, qualities, and features 

that are in context with nearby development. 

Safety Element 

Policy S-1.2: Enforce standards, review criteria, and ensure that structures on or adjacent to bluffs are 

set back sufficiently to preserve the natural contours and aesthetic value of the bluff line 

and to provide sufficient access for fire protection. 
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Community Design Element 

Policy CD-5.2.  Control the visual impacts of new development on natural views of the coast and 

the wetlands. 

Policy CD-7.2  Preserve the character and scale of Costa Mesa’s established residential neighborhoods 

where possible; when new residential development is proposed, encourage that the new 

structures are consistent with the prevailing character of existing development in the 

immediate vicinity, and that new development does not have a substantial adverse impact 

on adjacent areas. 

Policy CD-8.8. Require that exterior lighting on commercial properties be consistent with the architectural 

style of the commercial building. On each commercial site, all lighting fixtures should be 

from the same family of fixtures with respect to design, materials, color, fixture, and color 

of light. Lighting sources should be shielded, diffused or indirect to avoid spillover on 

adjacent properties, nighttime sky light pollution, and glare to pedestrians and motorists. 

To minimize the total number of freestanding light standards, wall-mounted and pathway 

lights should be utilized to the greatest extent possible. 

Existing Community and Specific Plans 

The 19 West Urban Plan, SoBECA Urban Plan, Mesa West Bluffs Urban Plan, Mesa West Residential Ownership 

Urban Plan/Mixed-Use Overlay, Harbor Mixed-Use Overlay, Residential Incentive Overlay, North Costa Mesa Specific 

Plan, One Metro West Specific Plan, and the Newport Boulevard Specific Plan are the existing community-based or 

specific plans applicable to the Planning Area.  

19 West Urban Plan 

The 19 West Urban Plan covers approximately 106.3 acres in the city. The overall purpose of the 19 West Urban 

Plan is to improve the area by providing visual enhancement through the development of mixed-use urban villages 

along specified areas of West 19th Street, West 17th Street, Superior Avenue, and Placentia Avenue within the city, 

and to implement the General Plan’s goals, objectives, and policies for mixed-use development. The 19 West Urban 

Plan does not propose any major intensification of land uses.  

Development standards established in the 19 West Urban Plan are tailored to address mixed-use development, 

public streetscapes, and urban design improvements and amenities. These standards regulate the development of 

buildings, streets, and public spaces with a focus on the physical built environment and the relationship between 

the private and public realms, including provisions related to building form, building frontages, open space, 

landscaping, signage, and parking (City of Costa Mesa 2016a).  

SoBECA Urban Plan 

The SoBECA Urban Plan covers approximately 39 acres, located south of Baker Street, east of State Route (SR-) 

73, and north of the intersection of SR-73 and SR-55 freeways in the city. The overall purpose of the SoBECA Urban 

Plan is to establish the vision, development framework, and historical/local context for the SoBECA district, to 

improve the area by providing visual enhancement through the development of live/work units and residences, and 

to implement the General Plan’s goals, objectives, and policies for mixed-use and residential development. The 

SoBECA Urban Plan does not propose any major intensification of land uses.  
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Development standards established in the SoBECA Urban Plan are tailored to address live/work unit and residential 

development, public streetscapes, and urban design improvements and amenities. These standards regulate the 

development of buildings, streets, and public spaces with a focus on the physical built environment and the 

relationship between the private and public realms, including provisions related to building form, building frontages, 

building materials, open space, landscaping, signage, parking, and window placement (City of Costa Mesa 2016b).  

Mesa West Bluffs Urban Plan 

The Mesa West Bluffs Urban Plan covers approximately 277 acres in the city. The overall purpose of the Mesa West 

Bluffs Urban Plan is to improve the area by providing visual enhancement through the development of live/work 

units and residences and to implement the General Plan’s goals, objectives, and policies for mixed-use and 

residential development. The Mesa West Bluffs Urban Plan does not propose any major intensification of land uses.  

Development standards established in the Mesa West Bluffs Urban Plan are tailored to address live/work unit and 

residential development, public streetscapes, and urban design improvements and amenities. These standards 

regulate the development of buildings, streets, and public spaces with a focus on the physical built environment 

and the relationship between the private and public realms, including provisions related to building form, building 

frontages, building materials, open space, landscaping, signage, and parking. This plan’s development standards 

are split into three sections: Live/Work and Residential Standards, Live/Work Standards, and Residential Standards 

(City of Costa Mesa 2016c).  

Mesa West Residential Ownership Urban Plan 

The Mesa West Residential Ownership Urban Plan covers approximately 238 acres in the city. This plan includes 

many multi-family neighborhoods south of West 19th Street near Whittier Elementary School and Lions Park and 

additional portions of residential areas north of West 19th Street are located near Wilson Elementary School, 

Pomona Elementary School, and Rea Elementary School. The overall purpose of the Mesa West Residential 

Ownership Urban Plan is to promote the construction of condominium projects within the plan area, to encourage 

owner-occupied housing, and to revise development standards to promote facilitation of condominium conversion 

or new construction. The SoBECA Urban Plan does not propose any major intensification of land uses.  

Development standards established in the Mesa West Residential Ownership Urban Plan are tailored to develop 

ownership-housing units. These standards regulate the development of buildings, streets, and public spaces, 

including provisions related to building height and building frontages (City of Costa Mesa 2006). 

Harbor Mixed-Use Overlay 

The Harbor Mixed-Use Overlay applies to select areas in the city along Harbor Boulevard, between Wilson Street 

and 19th Street. The overall intent of this Overlay is to introduce a diverse mix of uses, with the objective of creating 

a much more integrated, walkable, and complementary balance of creative commercial and office spaces, 

neighborhood serving retail and commercial services, and residential uses along the southern portion of Harbor 

Boulevard that intersects with 19th Street. The Overlay includes standards relating to building form that regulate 

development within the Overlay area (City of Costa Mesa 2025b).  



4.1 – AESTHETICS 

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR  17292 
JUNE 2026 4.1-10 

Residential Incentive Overlay 

The Residential Incentive Overlay applies at strategic locations along Harbor Boulevard and Newport Boulevard that 

exhibit excellence in design, site planning, integration of uses and structures, and protect the integrity of 

neighboring development. The overall intent of this Overlay is to create opportunities for residential development 

along Harbor Boulevard and Newport Boulevard. The Overlay includes standards related to building form, open 

space, landscaping, and parking (City of Costa Mesa 2025b).  

North Costa Mesa Specific Plan 

The North Costa Mesa Specific Plan covers approximately 423 acres in an established area within the city and 

includes several cultural and entertainment uses. The overall purpose of the North Costa Mesa Specific Plan is to 

establish unique development standards that recognize the higher intensity and density potential of the area and 

the need to sensitively integrate new development with the surrounding areas to promote both resident and 

business community confidence in the long-term vision for the plan area.  

Development standards established in the North Costa Mesa Specific Plan are tailored to address live/work unit 

and residential development, non-residential development, cultural and entertainment uses, public streetscapes, 

and urban design improvements and amenities. These standards regulate the development of buildings, streets, 

and public spaces with a focus on the physical built environment and the relationship between the private and 

public realms, including provisions related to land use compatibility, building form and height, circulation, urban rail 

transit, parks and recreation, and fire protection services (City of Costa Mesa 2006d).  

Newport Boulevard Specific Plan  

The Newport Boulevard Specific Plan encompasses the properties fronting or adjacent to the east side of Newport 

Boulevard between Mesa Drive and 19th Street. The overall purpose of the Newport Boulevard Specific Plan is to 

provide the long-term vision for this area and to encourage viable commercial businesses to continue to prosper, 

to encourage marginal uses to redevelop, and to allow residential development. This Plan also aims to attract 

reinvestment in the area. 

Development standards established in the Newport Boulevard Specific Plan are tailored to address commercial 

and residential uses, the public streetscape, and urban design improvements and amenities. These standards 

regulate the development of buildings, streets, and public spaces with a focus on the physical built environment 

and the relationship between the private and public realms, including provisions related to commercial and 

residential uses, land use compatibility, building form, and circulation (City of Costa Mesa 2006d).  

One Metro West Specific Plan 

The One Metro West Specific Plan establishes planning and design standards for a 15.23-acre site in the northwest 

area of the city. The Specific Plan replaces the base zoning district for the subject property with new development 

standards and guidelines specific to the project area. The Specific Plan provides policies, Development Regulations 

and Design Guidelines for the development and operation of a contemporary mixed-use community, including 

regulating the placement of structures, building height, open space, parking, landscaping, pedestrian and vehicular 

access, signage, and bulk and mass of the buildings (City of Costa Mesa 2021). 
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4.1.3 Thresholds of Significance 

The significance criteria used to evaluate the Project impacts to aesthetics are based on Appendix G of the California 

Environmental Quality Act (CEQA) Guidelines. According to Appendix G of the CEQA Guidelines, a significant impact 

related to aesthetics would occur if the Project would:  

Threshold 4.1-1: In non-urbanized areas, substantially degrade the existing visual character or quality of 

public views of the site and its surroundings. (Public views are those that are experienced 

from publicly accessible vantage point). If the project is in an urbanized area, conflict with 

applicable zoning and other regulations governing scenic quality.  

The following threshold questions for this topic required in accordance with Appendix G of the CEQA Guidelines 

were scoped out of this Draft PEIR, having been adequately addressed in the Initial Study, wherein it was 

determined that the Project would have no impact or a less than significant impact on the environment: 

▪ Would the project have a substantial adverse effect on a scenic vista? 

▪ Would the project substantially damage scenic resources, including, but not limited to, trees, rock 

outcroppings, and historic buildings within a state scenic highway? 

▪ Would the project create a new source of substantial light or glare which would adversely affect day or 

nighttime views in the area? 

Thus, an analysis of these thresholds is included in Appendix A-1, NOP and Initial Study, of this Draft PEIR. 

4.1.4 Impact Analyses 

4.1.4.1 Methodology 

As described in Chapter 3, Project Description, the Neighborhoods Where We All Belong Zoning Updates and 

Housing Element Implementation Project is a policy document that does not include or propose any site-specific 

development that could directly result in construction or operational impacts to the environment. However, 

implementation of the Project would facilitate additional future development in the city. Therefore, this Draft PEIR 

does not assess the site-specific construction and operation details of each future development within the Planning 

Area. Rather, it assesses the impacts associated with changes to existing land uses and the associated overall 

effects of buildout of the Neighborhoods Where We All Belong Zoning Updates and Housing Element 

Implementation Project through 2056, where reasonably foreseeable physical changes to the environment could 

occur. Analysis at a parcel or site-specific level was not conducted because, unless otherwise noted within this 

assessment, the actual locations of Project development (and its chronologic sequence or concurrence) that may 

be implemented in the future are speculative.  

The following analysis, along with the existing environmental conditions and regulatory requirements discussed 

above, focuses solely on aesthetic conditions, information, and environmental effects as they relate to the potential 

to conflict with applicable zoning and other regulations governing scenic quality. Most aesthetics threshold 

questions required in accordance with Appendix G of the CEQA Guidelines were scoped out of this PEIR, having 

been adequately addressed in the Initial Study, wherein it was determined that the Project would have no impact 

or a less than significant impact on the environment for such topics. Thus, the threshold questions related to scenic 

vistas, scenic resources within a state scenic highway, and new sources of substantial light or glare are discussed 



4.1 – AESTHETICS 

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR  17292 
JUNE 2026 4.1-12 

briefly in Chapter 5, Other CEQA Considerations, of this PEIR, and not in this section, which only addresses aesthetic 

topics where, as determined in the Initial Study, the Project has the potential to result in a significant 

environmental effect. 

Zoning or Other Regulations Governing Scenic Quality 

As shown in Section 4.1.3, Thresholds of Significance, above, the relevant CEQA Guidelines Appendix G question 

addressed in this section makes a clear distinction between the analysis required for projects in urbanized versus 

non-urbanized areas. PRC Section 21071 defines an “urbanized area” as “(a)n incorporated city that meets either 

of the following criteria: (1) Has a population of at least 100,000 persons, or (2) Has a population of less than 

100,000 persons if the population of that city and not more than two contiguous incorporated cities combined 

equals at least 100,000 persons.” According to the U.S. Census Bureau, there were an estimated 109,131, 

residents in the city in 2024 (U.S. Census Bureau 2026). SCAG forecasts approximately 104,900 residents in the 

city by 2050 (SCAG 2024a). As such, although the City’s population is anticipated to decrease slightly in the coming 

decades, both the existing and projected future population of the City is at least 100,000 persons. Therefore, in 

accordance with PRC Section 21071, the Planning Area is located in an urbanized area and the analysis provided 

in this section considers whether the project would conflict with applicable zoning or other regulations governing 

scenic quality (as opposed to the potential to substantially degrade the existing visual character or quality of public 

views of the Planning Area and its surroundings). 

Zoning and related local plans in the city regulate the form and character of development, including allowable uses, 

height, massing, intensity, setbacks, frontage conditions, signage, and streetscape treatments, that together govern 

scenic quality along the City’s commercial corridors and at transitions to surrounding neighborhoods. Within the 

Planning Area, this regulatory framework includes the City’s Zoning Code, adopted urban plans, specific plans, and 

overlay districts, as summarized above in Section 4.1.2.3, Local (Regulatory Requirements). The City’s General Plan 

provides additional policy context for permitted uses, density, and intensity. These tools collectively establish the 

baseline standards against which the project’s potential to conflict with zoning and other regulations governing 

scenic quality is evaluated. 

SB 743 Criteria for Aesthetics Analyses Under CEQA 

Future development accommodated as a result of Project implementation in much of the Planning Area would meet 

the criteria set forth in SB 743 because development on these parcels would be limited to infill sites located within 

a TPA within 0.5 miles of a major transit stop. As shown in Figure 4.1-1, Transit Priority Areas, sites within a TPA 

include most Planning Area parcels south of Victoria Avenue, parcels along Harbor Boulevard south of Fair Drive, 

parcels along Bristol Street south of Sunflower Avenue, and parcels just south of Baker Street and east of Fairview 

Road (SCAG 2024b). Because some future development facilitated under the Project would meet the criteria set 

forth under SB 743, aesthetic impacts for such future projects would not be considered significant, as infill projects 

in a TPA are exempt from making significance findings for CEQA Guidelines Appendix G aesthetics checklist 

questions. However, as not all future development facilitated by the Project would qualify for exemption under SB 

743, the analysis provided in this section considers the Project’s potential to result in physical impacts on the 

environment related to a conflict with applicable zoning and other regulations governing scenic quality at a 

programmatic level.2 

 
2 Note that the aesthetics analysis does not focus on potential impacts to historic or cultural resources. Rather, potential impacts 

to historic or cultural resources are evaluated pursuant to CEQA in Section 4.5, Cultural Resources, and 4.18 Tribal Cultural 

Resources, of this PEIR. 
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4.1.4.2 Environmental Analyses 

Threshold 4.1-1 If the project is in an urbanized area, would the project conflict with applicable zoning and 

other regulations governing scenic quality?  

Less Than Significant Impact. For the reasons discussed below, the Project would not conflict with applicable zoning 

and other regulations governing scenic quality. Impacts would be less than significant, and no mitigation is required.  

Applicable Zoning and Planning Framework 

As relevant to scenic quality, the amended MUOD would refine the overlay’s purpose, applicability, and development 

controls, and clarify its relationship to base zoning; other overlays, urban plans, and specific plans; State Density 

Bonus Law; and the Housing Element. The amended MUOD would apply to properties within the Planning Area and, 

when elected by a non-Housing Element Measure K property owner, would supersede conflicting base‑zone or 

Specific Plan provisions; otherwise, the base zoning or Specific Plan provisions would remain operative. Adoption 

of the amended MUOD would sunset the currently applicable urban plans and the Harbor Mixed-Use Overlay, and 

consolidate all plan areas into the MUOD, with provisions tailored by subarea/district.  

Regarding development standards, the MUOD amendment would establish a minimum residential floor area 

proportion and density tiers, together with a maximum non‑residential floor area. It would pair these intensity 

controls with height limits that scale to the density tier, thereby helping to manage skyline and bulk relationships 

along corridors. Street‑type‑based minimum setbacks would be introduced to help facilitate a coherent street wall 

and support pedestrian‑oriented public views. Additional provisions would require usable common residential open 

space, private open space, and publicly accessible open space, along with sign standards that reference the 

commercial zone framework and limit freestanding sign height along arterials to avoid visual clutter.  

In addition, the amended MUOD would require adherence to performance standards addressing lighting, window 

orientation, privacy, and the commercial-residential interface (e.g., deliveries, loading, hours, and site 

maintenance).The MUOD amendment would also help formalize review procedures, allow special fee assessments, 

and authorizes the City Engineer to require proportional off‑site improvements in the public right‑of‑way (e.g., 

sidewalks, parkway trees, landscaping, and street lighting) to reinforce corridor identity and scenic quality.  

Furthermore, as discussed in Section 3.3.3, Objective Design Standards in Chapter 3, Project Description of this 

PEIR, the Project would establish Citywide Multifamily Residential and Mixed‑Use Objective Design Standards 

(Objective Design Standards) to establish clear, measurable, and uniformly applicable design requirements for new 

residential and mixed‑use development in the city. By relying on objective, externally verifiable criteria, the Objective 

Design Standards would reduce subjective interpretation and provide greater certainty to applicants, 

decision‑makers, and the public. The Objective Design Standards would apply citywide to all new construction 

multifamily residential and mixed-use buildings (consistent with California Government Code Section 65913.4) of 

three or more stories in height located in any zone, as well as second-story additions to multifamily residential or 

mixed-use buildings. These requirements are intended to supplement, not replace, existing zoning and building 

regulations. In the event of a conflict, the more restrictive regulation would prevail. The Objective Design Standards 

would implement and support policies contained in the General Plan. Collectively, the Objective Design Standards 

emphasize neighborhood compatibility, pedestrian‑oriented design, architectural quality, protection of privacy, 

noise mitigation, and context‑sensitive development. The Objective Design Standards would also complement the 

Municipal Code as they are intended to function as site‑ and building‑design regulations adopted by reference into 

the Municipal Code. 
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As stated above, the Project would sunset applicable urban plans and the Harbor Boulevard Mixed-Use Overlay, 

while the existing specific plans would be amended to implement application of the amended MUOD to Measure K 

sites. In the event that the underlying base zone or Specific Plan provisions conflict with the amended MUOD, the 

MUOD would ultimately preside (when a property owner chooses to exercise provisions of the amended MUOD, as 

codified in the Zoning Code). However, in order to minimize potential conflicts, preparation of the MUOD included a 

review of all existing urban plans, overlays, specific plans, and other Zoning Code standards applicable to the 

Planning Area. For example, as discussed above, the proposed MUOD requirements for various technical studies 

were consolidated from existing urban plans. The amended MUOD would create a universal framework for guiding 

residential and mixed-use development in the Planning Area, thereby reducing the potential for zoning conflicts to 

arise in the future while also accommodating the City’s lower-, moderate-, and above-moderate-income Regional 

Housing Needs Allocation and satisfying the goals of the 2022 voter-approved Measure K to provide for future 

housing needs. 

Based on this framework, the Project would implement, rather than conflict with, the City’s adopted planning and 

zoning framework governing scenic quality. By codifying corridor‑appropriate intensity, height, setback, frontage, 

open space, and signage parameters, clarifying the hierarchy between the overlay and base zoning, and committing 

the City to implementation of objective design standards, the amended MUOD would improve predictability and 

consistency in visual outcomes along major corridors for residential and mixed-use projects. The Project does not 

authorize physical construction; subsequent development facilitated by the Project would undergo project‑level 

review to demonstrate compliance with amended MUOD standards, applicable specific plans, and other Municipal 

Code and Zoning Code provisions that regulate landscaping, signage, lighting, and public‑realm improvements, 

thereby preserving the City’s regulate scenic quality through adherence to code requirements (in accordance with 

the proposed Section 13-83.11.4 [Review and Approval of MUOD projects] of the MUOD amendment and Chapter 

3, Planning Applications of the Zoning Code). Thus, the Project would not conflict with the applicable zoning and 

planning framework, and impacts would be less than significant. 

Applicable General Plan Regulations 

Zoning is the regulatory mechanism that directly implements the policies and land use designations established by 

the General Plan, which is more visionary and policy based. Thus, it is important for applicable zoning to be 

consistent with the General Plan, including as it relates to scenic quality. Table 4.1-2, General Plan Conflict 

Evaluation provides a brief evaluation of each applicable aesthetic-related General Plan goal or policy in relation to 

the Project to determine if the Project has the potential to result in a conflict.3  

  

 
3 Generally, goals and polices are considered “applicable” if they were adopted for the purpose of avoiding or mitigating an 

environmental effect related to scenic quality. 
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Table 4.1-2. General Plan Conflict Evaluation 

Goals and Policies Conflict Evaluation 

Land Use Element 

Goal LU 2 Preserve and Protect 

Residential Neighborhoods 
No Conflict. The Project is a program‑level zoning action that amends and 

applies the MUOD to identified Measure K sites and would not approve or 

construct site‑specific development; subsequent projects would undergo 

project‑level review for compliance with applicable Zoning Code provisions 

and other regulatory requirements. The Project would focus additional 

residential capacity and mixed‑use opportunities within primarily 

commercial and industrial corridors and subareas (as discussed above in 

Section 4.1.1, Existing Conditions), rather than within established single-

family neighborhoods, thereby avoiding displacement of and direct 

changes to the visual character of those neighborhoods. The MUOD 

amendment expressly identifies maintaining the character of the City’s 

single‑family neighborhoods as a policy objective of the overlay while 

implementing additional housing, and it clarifies how the MUOD relates to 

base zoning, urban plans, overlays, and specific plans so that 

neighborhood‑protective provisions remain operative unless an applicant 

elects to use the MUOD (in which case the overlay’s objective standards 

apply). In addition, the MUOD establishes corridor‑scaled height limits, 

frontage and setback controls, open space and landscaping requirements, 

and performance standards (including privacy‑protective window 

orientation/screening and lighting controls), all of which are designed to 

minimize adverse effects on adjacent neighborhoods when future 

residential/mixed‑use projects are proposed at corridor edges. The 

amended MUOD would also implement Objective Design Standards to 

emphasize neighborhood compatibility, architectural quality, protection of 

privacy, and context‑sensitive development, as discussed in further detail 

below for Policy LU 2.7. For these reasons, the Project would not conflict 

with this goal.  

Policy LU 2.7 Permit the 

construction of buildings over two 

stories or 30 feet only when it can 

be shown that the construction of 

such structures will not adversely 

impact surrounding 

developments and deprive 

existing land uses of adequate 

light, air, privacy, and solar 

access. 

Potential to Conflict. The Project is a program‑level zoning action that does 

not approve or construct any specific buildings; compliance with 

height‑related and adjacency standards would be demonstrated at the 

time of future, site‑specific project review. The amended MUOD sets 

maximum building heights tied to residential density tiers (ranging from 40 

feet for non-residential buildings to 108 feet for residential-only or vertical 

mixed-use buildings in the North Coast Mesa subarea).4 As shown in Table 

4.1-1, existing allowable maximum building height in the Planning Area 

ranges from two stories or 27 feet (i.e., in the RS-HD, R2-MD, PDR-HD, and 

PDR-MD) to 25 stories or 315 feet in the North Costa Mesa Specific Plan 

area. Non-Housing element parcels in the Planning Area would continue to 

have the opportunity to develop under the existing zoning, in which case 

they would be subject to these existing building height maximums. 

 
4 The building height maximums for residential and vertical mixed-use projects allowed per the amended MUOD would fluctuate 

depending on the maximum allowable residential density. Maximum density from 20 dwelling units per acre to 40 dwelling units 

per acre would have a maximum allowable building height of 60 feet. Maximum building height would increase to 72 feet for 

projects with a maximum density of 60 dwelling units per acre and to 108 feet for projects with a maximum density of 90 dwelling 

units per acre. Parcels with a 108-foot building height maximum would be limited to the North Coast Mesa subarea and other 

parcels north of I-405. There are some instances of proposed 72-foot building height maximums located south of I-405; however, 

for the majority of the Planning Area, the maximum residential or mixed-use building height would be 60 feet. Maximum building 

height for all non-residential buildings under the amended MUOD would be 40 feet. 
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Table 4.1-2. General Plan Conflict Evaluation 

Goals and Policies Conflict Evaluation 

Building heights of existing, on-the ground development in the Planning 

Area south of I-405 are generally low-profile (between one and three 

stories) while developments north of I-405 include master planned 

commercial, residential, and entertainment projects reaching well over five 

stories. As discussed above Section 4.1.4.1, Methodology, aesthetic 

impacts for future projects in a TPA are not considered significant in 

accordance with SB 743. However, as illustrated in Figure 4,1-1, not all of 

the Planning Area is within a TPA. Areas outside of the TPA and adjacent to 

existing single-family or lower-profile multifamily residences include 

parcels along Harbor Boulevard north of Fair Drive and south of Gisler 

Avenue and along Newport Boulevard northeast of Bay Street. Other 

Planning Area parcels outside of a TPA (generally north of I-405) are 

predominantly across the street or the freeway from single-family 

residential. Proposed building heights in Planning Area parcels north of I-

405 would generally be the same or reduced compared to the maximum 

allowable building heights permitted in this area under existing zoning 

conditions (with some exceptions) and would not have a potential to 

adversely impact surrounding developments due to building height 

increases. Despite the proximity of existing residential uses, existing 

development in this area (including the North Cost Mesa Specific Plan 

area) includes regional commercial/industrial with taller or undefined 

building heights. Furthermore, Planning Area parcels subject to building 

height changes in this area are generally separated from single-family 

residential by existing developed parcels or other linear infrastructure 

(such as I-405, the Santa Ana River channel, or multilane roadways such 

as Sunflower Avenue, Fairview Road, and Susan Street). This includes, for 

example, APNs 140-041-81 and 140-041-82, which would both be subject 

to an allowable building height maximum of 108 feet (compared to 45 feet 

and 36 feet, respectively, under existing conditions), but are both 

separated from existing multifamily residential to the east by multilane 

roadways (and, as with all potential MUOD projects, would be subject to 

required setbacks and other Objective Design Standards, discussed in 

further detail below, to help address potential aesthetics concerns, such 

as shade/shadow). 

However, the maximum allowable building height would increase from 30 

feet to 72 feet on two parcels in the North Costa Mesa Specific Plan area 

north of I-405 (specifically, APNs 412-482-01 and 412-481-07 on the north 

side of South Coast Drive) that are adjacent to an existing R1 zone with 

single-family residences to the north and west. Additionally, the maximum 

allowable building height would increase from approximately 30 feet to 60 

feet for parcels directly adjacent to existing single-family or lower-profile 

multifamily uses (within R1, R2, or R3 zones) in the aforementioned areas 

along Harbor and Newport Boulevards. As these areas are outside of a TPA, 

conflicts with General Plan policies related to building height or other 

compatibility concerns have a potential to result in a significant aesthetic 

impact under CEQA. Furthermore, existing development in the Planning Area 

does not always reflect the maximum allowable building height permitted 

under existing zoning conditions. Thus, the Project still has potential to 

result in increased building heights on parcels where the maximum 

allowable building height established per the zoning would not change (or 
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Table 4.1-2. General Plan Conflict Evaluation 

Goals and Policies Conflict Evaluation 

would be reduced) by implementation of the Project. This is due to the fact 

that any future development under the Project would likely replace existing, 

lower profile buildings with taller buildings.  

To address potential compatibility issues such building height 

discrepancies, MM-4.1-1, Shade and Shadow Analysis is required. MM-

4.1-1 requires a shade/shadow analysis for proposed structures on non-

Housing Element sites that exceed four stories in height adjacent to 

residentially zoned properties (i.e., R1, R2, and R3 zones). The 

shade/shadow analysis, prepared by a qualified design professional, must 

evaluate project‑specific shading relative to existing conditions using 

hourly shadow diagrams. MM-4.1-1 specifies timing and agency 

responsibility, establishes objective performance standards, helps to 

ensure enforceability, and, by virtue of its inclusion in the Project’s 

Mitigation Monitoring and Reporting Program, establishes a clear 

commitment that mitigation will be implemented (where applicable and 

feasible, as discussed in further detail below). MM-4.1-1 also establishes a 

clear, objective threshold of significance for future projects shading 

adjacent residential parcels. Specifically, a project would result in a 

significant shade/shadow impact if new project‑related shading would 

reduce direct sunlight to private or common residential outdoor living 

areas or other shade‑sensitive features beyond defined hourly thresholds. 

If a significant impact is identified, the applicant must implement 

City‑approved design modifications (such as height reductions, stepbacks, 

massing adjustments, or increased setback) to reduce shading effects to 

below the applicable significance thresholds prior to project approval. 

Additionally, the Project would implement Objective Design Standards that 

would be applicable to all new residential buildings of two or more stories 

and new mixed-use buildings (either horizontal or vertical formats) located 

in any zone. These include new building and site design standards 

addressing building mass and form, façade design, outdoor lighting, open 

space, and landscaping. It is the purpose and intent of these proposed 

standards to encourage compatibility in scale across adjacent buildings; 

minimize the perceived height and mass of buildings; allow for space, 

light, air, and privacy in between buildings; and encourage a diversity of 

facade designs and styles that are visually interesting and engaging. For 

example, the proposed building design standards would require 

upper‑story setbacks for residential or mixed-use structures of three or 

more stories when abutting R1, R2, or R3 zoned properties, thereby 

introducing horizontal separation at taller building levels where privacy, 

shading, and visual dominance impacts are most pronounced. These 

upper‑story setbacks, combined with the amended MUOD’s minimum set 

back requirements (i.e., street-front setbacks ranging from 10 to 20 feet 

and a side/rear setback of 20 feet for buildings abutting a residential 

zone), would reduce the potential for taller buildings to impede light, air, or 

solar access to adjacent residences by increasing physical distance and 

reducing wall height at sensitive edges. 

In addition, the Object Design Standards include detailed modulation and 

articulation standards intended to minimize perceived bulk and visual mass. 

Requirements such as maximum façade lengths, mandatory façade breaks, 

minimum façade modulation percentages, and base-middle-top articulation 
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Table 4.1-2. General Plan Conflict Evaluation 

Goals and Policies Conflict Evaluation 

for residential and mixed-use buildings three or more stories in height would 

help prevent long, uninterrupted vertical building planes that could 

otherwise exacerbate shadowing or enclosure effects along residential 

property lines.5 Roof height modulation standards for flat or partially flat 

roofs further interrupt rooflines and reduce the apparent height of taller 

structures when viewed from neighboring residential properties. 

The proposed Objective Design Standards would also protect light and air 

through landscaping, open space, and site design provisions. Required 

landscape setbacks, minimum tree canopy and layered planting 

requirements, and limits on blank walls along residential interfaces would 

soften building edges and maintain visual openness. The proposed open 

space standards would ensure that required private, common, and publicly 

accessible open spaces remain usable, open to the sky, and appropriately 

located to avoid crowding or excessive enclosure of adjacent properties. 

Together, these standards would support adequate air circulation and 

access to daylight both on site and across shared property boundaries. 

Outdoor lighting standards would also help facilitate compatibility with 

existing residential uses by requiring all lighting to be downward‑directed, 

shielded, pedestrian‑scaled, and designed to prevent glare and spillover 

onto adjacent properties. These objective controls would apply regardless 

of building height and prevent taller buildings from introducing new 

sources of light intrusion into nearby residential areas. Importantly, the 

proposed Objective Design Standards would be mandatory, uniformly 

applicable, and not subject to discretionary interpretation.  

Accordingly, although the Project would expand height allowances, it would 

do so within a regulatory framework that would require most site‑specific 

projects to demonstrate compatibility through setbacks, massing controls, 

fenestration limits, landscaping, and lighting standards. Future proposals, 

including future development exceeding two stories or 30 feet, would be 

subject to objective constraints calibrated to protect light, air, privacy, and 

solar access at the project‑level entitlement stage, while certain proposed 

buildings over four stories would be required to prepare a shade/shadow 

analysis, in accordance with MM-4.4-1. However, as explained in further 

detail below, compliance with MM-4.1-1 may not be feasible for certain 

projects implemented under the MUOD (e.g., non-discretionary projects or 

projects on Housing Element sites). Thus, future development 

implemented under the Project may conflict with this policy. 

Goal LU-3 Development that 

Maintains Neighborhood Integrity 

and Character. 

No Conflict. Refer to the conflict analysis provided above for Goal LU-2. 

Policy LU-3.8 Ensure that new 

development reflects existing 

design standards, qualities, and 

features that are in context with 

nearby development and 

No Conflict. Regarding building height standards and potential adverse 

impacts to adjacent residential properties related to shade/shadow, 

please refer to the conflict analyses provided above for Policy LU-2.7 and 

below of Policy 3.8. As previously stated, no site‑specific construction is 

proposed or would be approved as part of the Project. The amended 

 
5 Although not a strictly an aesthetics concern, privacy impacts would also be addressed through the proposed objective fenestration 

(e.g., window arrangement) and orientation standards. The proposed standards would prohibit direct window alignment between 

adjacent dwelling units, require horizontal offsets for windows located within 20 feet of an adjacent residence, and allow clerestory 

windows, privacy glazing, architectural screening, or landscaping where necessary to block direct lines of sight. 
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Table 4.1-2. General Plan Conflict Evaluation 

Goals and Policies Conflict Evaluation 

surrounding residential 

neighborhoods. 
MUOD would codify new standards for height, setbacks, street‑wall 

continuity, sign scale, and publicly visible open‑space treatments, to 

reduce the risk of visually discordant residential/mixed-use development 

projects within the Planning Area. The amended MUOD would also 

authorize the City to require off‑site right‑of‑way improvements where 

warranted (e.g., sidewalks, parkway trees, street lighting), which would 

strengthen corridor identity and transitions to neighborhoods. As 

discussed above under the “Applicable Zoning and Planning Framework” 

subheading, preparation of the MUOD included a review of all existing 

urban plans, overlays, specific plans, and other Zoning Code standards 

applicable to the Planning Area, and, where appropriate, consolidated 

certain aspects of those provisions that would help achieve the vision and 

purpose of the MUOD, including satisfying the goals of the 2022 voter-

approved Measure K to provide for future housing; maintain the character 

of the City’s single-family neighborhoods; protect the environment and 

open space; attract new businesses; and maintain local control. The 

Project would focus additional residential capacity and mixed‑use 

opportunities within primarily commercial and industrial corridors and 

subareas, rather than within established single-family neighborhoods, 

thereby avoiding displacement of and direct changes to the visual 

character of those neighborhoods.  

Additionally, as discussed in further detail in the analysis for Policy LU-2.7 

and under the “Applicable Zoning and Planning Framework” subheading, 

the Project would establish Objective Design Standards to establish clear, 

measurable, and uniformly applicable design requirements for new 

residential and mixed‑use development in the city. Collectively, the 

Objective Design Standards emphasize neighborhood compatibility, 

pedestrian‑oriented design, architectural quality, protection of privacy, 

noise mitigation, and context‑sensitive development. The Objective Design 

Standards would also complement the Municipal Code as they are 

intended to function as site‑ and building‑design regulations adopted by 

reference into the Municipal Code. Ultimately, the MUOD would help 

facilitate future residential, commercial, and mixed-use projects that apply 

context‑sensitive standards appropriate for the City’s urban corridors. As 

such, the Project would not conflict with this policy.  

Policy LU-3.10 Minimize effects of 

new development on the privacy 

and character of surrounding 

neighborhoods. 

No Conflict. Please refer to the discussions provided above for Policies LU-

2.7 and 3.8. The MUOD includes performance standards and Objective 

Design Standards that address privacy explicitly, such as requiring new 

residential windows abutting commercial/industrial uses to be oriented or 

screened to avoid direct views, regulating lighting to avoid spillover, and 

calling for edge treatments (e.g., enhanced landscaping) to improve 

compatibility where mixed‑use projects interface with neighborhoods. 

Regarding existing development, in accordance with MM-4.1-1, 

shade/shadow analyses required for taller buildings near residential zones 

would reduce potential privacy and character effects by informing 

massing, step‑backs, or orientation changes before approval (refer to 

Policy LU-2.7 for additional discussion on building height compatibility as it 

relates to shade/shadow). The Project also includes Objective Design 

standards that emphasize neighborhood compatibility, 

pedestrian‑oriented design, architectural quality, protection of privacy, 
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Table 4.1-2. General Plan Conflict Evaluation 

Goals and Policies Conflict Evaluation 

noise mitigation, and context‑sensitive development. For the reasons 

discussed above, at the program level, the Project would not conflict with 

this policy. 

Policy LU-3.12 Ensure that new 

development reflects existing 

design standards, qualities, and 

features that are in context with 

nearby development. 

No Conflict. Refer to the conflict analysis provided above for Policy LU-3.8. 

Safety Element 

Policy S-1.2 Enforce standards, 

review criteria, and ensure that 

structures on or adjacent to bluffs 

are set back sufficiently to 

preserve the natural contours and 

aesthetic value of the bluff line 

and to provide sufficient access 

for fire protection 

No Conflict. The amended MUOD’s proposed development standards table 

includes a specific “Abutting bluff crest” line item requiring a minimum 

10‑foot setback, and explicitly cross‑references Section 13‑34 (Bluff‑Top 

Development) of Title 13 of the Municipal Code, thereby preserving the 

City’s existing bluff‑top standards and review criteria. Because the Project 

neither proposes specific construction nor alters these bluff‑related 

requirements, the Project would not conflict with this policy.  

Community Design Element 

Policy CD-5.2 Control the visual 

impacts of new development on 

natural views of the coast and the 

wetlands. 

No Conflict. The Planning Area is not located in the immediate vicinity of 

the coast or wetlands. Specifically, the nearest Planning Area parcels are 

located approximately 0.7 miles northwest of Newport Bay and 

approximately 0.9 miles northeast of the Pacific Ocean coastline. Future 

development accommodated by the amended MUOD would occur 

primarily on infill sites within established commercial and industrial 

corridors, rather than within or adjacent to coastal resources or wetland 

areas. As such, the Project would not facilitate development in locations 

where direct obstruction of coastal or wetland views would typically occur. 

Accordingly, the Project would not conflict with this policy. 

Policy CD-7.2 Preserve the 

character and scale of Costa 

Mesa’s established residential 

neighborhoods where possible; 

when new residential 

development is proposed, 

encourage that the new 

structures are consistent with the 

prevailing character of existing 

development in the immediate 

vicinity, and that new 

development does not have a 

substantial adverse impact on 

adjacent areas. 

Potential to Conflict. The Project would facilitate future residential and 

mixed-use development at increased intensities and heights on Measure K 

sites, including sites located adjacent to established residential 

neighborhoods. As such, future development enabled by the amended 

MUOD could, in some locations, introduce building forms, massing, or 

height that differ from the prevailing scale of nearby residential 

development, thereby creating the potential for conflicts with Policy CD7.2. 

The Project would nonetheless incorporate a comprehensive regulatory 

framework intended to preserve neighborhood character and minimize 

adverse effects on adjacent residential areas. Specifically, the amended 

MUOD would focus higher intensity development within primarily 

commercial and industrial corridors and retain existing single-family 

neighborhoods outside the Planning Area, thereby avoiding direct changes 

to the character of established residential neighborhoods. Where mixed-

use or residential development occurs near residential zones, the 

amended MUOD and associated Objective Design Standards would require 

context sensitive building design, including corridor-scaled height limits 

tied to residential density tiers, minimum setbacks, upper story stepbacks, 

façade modulation, landscaping, and performance standards addressing 

privacy, lighting, and the residential-commercial interface. These objective, 
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Table 4.1-2. General Plan Conflict Evaluation 

Goals and Policies Conflict Evaluation 

uniformly applicable standards are intended to reduce perceived bulk, 

preserve access to light and air, and ensure that new development 

transitions appropriately to adjacent residential uses. 

In addition, MM-4.1-1 would apply to future discretionary projects where 

MUOD standards are elected. MM-4.1-1 establishes objective thresholds 

and enforceable requirements to evaluate and, where necessary, mitigate 

shading effects on adjacent residential properties through design-based 

measures such as height reductions, stepbacks, massing reconfiguration, 

and increased setbacks. Together with the Objective Design Standards, 

this measure is intended to reduce the potential for substantial adverse 

impacts, such as loss of sunlight, visual dominance, or diminished outdoor 

usability, at residential edges. 

However, as discussed in further detail below, there are circumstances 

under which compliance with MM-4.1-1 may not be feasible. Accordingly, 

while the Project includes MM-4.1-1 and proposes substantial regulatory 

controls designed to preserve neighborhood character, there remains a 

possibility that certain future projects facilitated under the amended 

MUOD could have a substantial adverse impact on adjacent residential 

properties due to increased building height and resulting shade/shadow 

impacts. Thus, future development implemented under the Project may 

conflict with this policy. 

Policy CD-8.8 Require that 

exterior lighting on commercial 

properties be consistent with the 

architectural style of the 

commercial building. On each 

commercial site, all lighting 

fixtures should be from the same 

family of fixtures with respect to 

design, materials, color, fixture, 

and color of light. Lighting 

sources should be shielded, 

diffused or indirect to avoid 

spillover on adjacent properties, 

nighttime sky light pollution, and 

glare to pedestrians and 

motorists. To minimize the total 

number of freestanding light 

standards, wall-mounted and 

pathway lights should be utilized 

to the greatest extent possible. 

No Conflict. Future projects implemented under the amended MUOD 

would be mixed use and residential, not strictly commercial. However, 

future mixed-use projects would have both commercial and residential 

components. As previously stated above, the amended MUOD would 

require proportional off‑site improvements in the public right‑of‑way for 

future development projects, including street lighting, to reinforce corridor 

identity and scenic quality. The amended MUOD would also require 

adherence to performance and development standards that protect visual 

compatibility at sensitive edges and include lighting controls to avoid 

adverse spillover onto sensitive edges and that call for edge treatments 

(e.g., enhanced landscaping) to improve compatibility where mixed‑use 

projects interface with neighborhoods. In addition, the proposed Objective 

Design Standards would require that all outdoor lighting fixtures be 

designed and installed to match or complement the architectural style, 

color, materials, and finishes of the development. In addition, exterior 

lighting would be required to be downward‑directed, recessed, and/or 

shielded to prevent illumination beyond the intended area, including onto 

adjacent properties. These standards would also prohibit lighting that 

blinks, flashes, or oscillates, and would require that lighting be designed to 

avoid glare and excessive brightness. Finally, the Objective Design 

Standards would reinforce appropriate lighting scale and placement by 

prioritizing pedestrian‑scaled lighting and limiting the height of 

freestanding light fixtures (e.g., a maximum height of 15 feet for pathway 

lighting). By requiring lighting along pedestrian pathways at regular 

intervals and encouraging integrated building lighting (e.g., at entries and 

along façades), these proposed standards would reduce reliance on tall, 

freestanding light poles. Overall, the Project’s Objective Design Standards 

and other proposed development/performance standards are designed to 
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reduce potentially adverse lighting and glare impacts associated with 

future development and redevelopment. 

Source: City of Costa Mesa 2016e, 2016f, 2025a.  

The analysis provided in Table 4.1-2 shows that the Project would not conflict with most existing General Plan goals 

and policies governing to scenic quality. The Project is a program level zoning action that does not approve site-

specific development or physical construction. It implements Measure K and Housing Element direction by applying 

an amended MUOD with objective, corridor-appropriate development standards, and privacy and lighting 

performance measures, while retaining existing blufftop protections. Furthermore, the amended MUOD includes a 

requirement that, for properties where the MUOD does not currently apply, all future projects on those properties 

implemented under the amended MUOD standards must also be consistent with the provisions of the General Plan. 

In these instances, subsequent projects would have to demonstrate compliance with applicable development 

standards during project level review in accordance with the provisions of the MUOD amendment and Chapter 3, 

Planning Applications of the Zoning Code.  

However, as shown above, the Project would have the potential to conflict with two of the General Plan polices 

discussed above (specifically, LU 2.7 and CD-7.2). With regulatory compliance and implementation MM-4.1-1, most 

future discretionary development projects implemented under the MUOD would not be anticipated to conflict. 

However, even though still subject to the Objective Design Standards and other proposed MUOD standards, future 

non-discretionary projects that would be implemented under the amended MUOD would not be subject to CEQA 

review and would not be required to implement MM-4.1-1 as set forth in this PEIR. Additionally, although still subject 

to CEQA, discretionary projects that include affordable housing (and qualify for a Density Bonus under state law) 

could potentially request an incentive or waiver to avoid compliance with building height restrictions or other design 

changes intended to reduce shade/shadow impacts for adjacent residential properties. Thus, although a 

shade/shadow study would be required under CEQA in accordance with MM-4.1-1, it would not be applicable to 

non-discretionary projects and it may not be feasible to implement the recommended design changes if doing so 

would conflict with state law. Thus, there is a possibility that some future projects implemented under the MUOD 

may conflict with applicable General Plan policies governing scenic quality. As such, even with implementation of 

existing regulations, proposed design and development standards, and MM-4.1-1, potential impacts would be 

significant and unavoidable  

Other Applicable Regulations Governing Scenic Quality 

Other applicable regulations governing scenic quality include Municipal Code Title 15, Public Works, Chapter 5, 

Parkway Trees, summarized above in Section 4.1.2.3, Local (Regulatory Requirements). As stated above, the 

Project is a program-level zoning update; it does not authorize or entitle any site-specific development or tree work. 

Although the Project would facilitate additional future residential/mixed-use development, these future projects 

would proceed through standard City review and would remain subject to all applicable municipal requirements 

governing public right-of-way landscaping and tree protection, including parkway and landmark tree provisions. 

Treatment of streetscape trees would be addressed at future entitlement under applicable City codes and 

standards. Furthermore, the amended MUOD would include a provision authorizing the City Engineer to require 

proportional offsite public realm improvements for future MUOD projects, specifically including parkway trees and 

other parkway landscaping, thereby supporting cohesive corridor tree planting and long-term streetscape quality 

under City oversight. In addition, the MUOD amendment would require adherence to design/performance standards 
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(e.g., lighting controls, window orientation and screening, edge treatments) that function with the parkway tree 

program to preserve public views, sidewalk shade, and neighborhood privacy.  

Ultimately, the Project would not authorize removal or alteration of any street trees and would leave the City’s 

permit, replacement, and protection requirements fully in force. If a future mixed-use project proposes frontage 

work or other off-site improvements that could affect existing right-of-way trees, the project proponent would be 

required to obtain a permit, comply with construction protection measures, adhere to species/placement standards 

in the Street Tree Master Plan and adopted guidelines, and implement replacement ratios where applicable, all 

under City review and enforcement. Similarly, for landmark trees, the Project neither modifies the landmark tree 

program nor authorizes any tree work affecting designated trees. If a future project involves a designated landmark 

tree, the existing City process would govern and the City’s intent to encourage preservation while allowing 

reasonable property use would continue to apply. Because those procedures remain intact and are independent of 

the amended MUOD, the Project would not conflict with applicable tree standards or their scenic quality objectives, 

and impacts would be less than significant.  

4.1.5 Cumulative Impact Analyses 

Where a lead agency concludes that the cumulative effects of a project, taken together with the impacts of other 

closely related past, present, and reasonably foreseeable future projects are significant, the lead agency then must 

determine whether the project’s incremental contribution to such significant cumulative impact is “cumulatively 

considerable” (and thus significant in and of itself). The cumulative geographic study area used to assess potential 

cumulative aesthetic impacts includes the Planning Area, as well as portions of adjacent urban areas that are within 

the viewshed of the Planning Area. Aesthetic impacts are localized to the Planning Area and its immediate 

surroundings. The full list of related plans applicable to this Project’s cumulative analyses is provided in Section 

2.5, Cumulative Impact Analysis, in Chapter 2, Environmental Setting of the PEIR.  

Threshold 4.1-1. Conflicts with applicable zoning and land use regulations are project specific and do not combine 

to create cumulatively considerable effects. Similarly, impacts to scenic quality in general are location specific. 

Consequently, changes to the scenic quality of one area of the cumulative study area would not alter the scenic 

quality of other districts/subareas or otherwise have additive effects on the scenic quality of another 

district/subarea. As such, although development across the cumulative study area may collectively alter the visual 

character of a district or subarea, cumulative impacts to visual character would not occur. Furthermore, the Project 

would account for the majority of future “cumulative” buildout in the Project area with the potential to result in 

additive shade/shadow impacts. Although the cumulative condition for this Project includes buildout of the General 

Plan, buildout of non-Project parcels in the vicinity of the Planning Area is assumed to comply with existing zoning 

and the corresponding maximum building height requirement, which, outside of urban and specific plan areas (most 

of which are included as part of the Project area), is generally a maximum of approximately 30 feet and thus unlikely 

to result in a cumulatively significant shade/shadow impact. Furthermore, the Fairview Development Center 

Specific Plan area is located on the west side of Harbor Boulevard, and the nearest buildings under that 

development would likely be at least 750 away from the nearest Project parcel (separated by portions of a golf 

course and/or a residential neighborhood) and thus would not be likely to result in a cumulatively significant 

shade/shadow impact. For these reasons, the Project’s incremental contribution, although significant and 

unavoidable at the Project level, would not be cumulatively considerable. 
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4.1.6 Mitigation Measures 

MM-4.1‑1 Shade and Shadow Analysis. Prior to entitlement or issuance of a building permit (whichever 

comes first) for any development project pursuant to the MUOD that is located outside of a Transit 

Priority Area on a non-Housing Element site, the applicant shall prepare and submit a 

Shade/Shadow Analysis if both of the following conditions apply: (1) The proposed project is over 

four stories in height, and (2) the subject property is adjacent to a residential parcel zoned R1, R2, 

or R3. (“Adjacent to” shall be defined as being within 100 feet of the subject parcel, measured 

from the respective parcel boundaries.) The Shade/Shadow Analysis shall be prepared by a 

qualified design professional with demonstrated experience in shade and shadow analyses. If 

triggered, the Shade/Shadow Analysis shall include the following: 

▪ Project‑Specific Shadow Diagrams. The study shall include shadow diagrams showing 

shade/shadows cast by the proposed project as designed, accounting for existing buildings 

and permanent infrastructure. Vegetation shall not be included as an existing source of 

shadow. Shade/shadow diagrams shall be prepared for the following days: 

- Winter Solstice (December 21) 

- Summer Solstice (June 21) 

- Spring/Fall Equinox (March 21 and/or September 21) 

For each required day, shade/shadows shall be illustrated hourly (at a minimum), from one 

hour after sunrise to one hour before sunset. Shorter, time‑based increments (e.g., 30- or 

15‑minute intervals) may be required to determine impacts.  

▪ Diagram Content and Formatting. All shade/shadow diagrams shall show the project site 

boundaries and adjacent residential structures and yards. The diagrams shall clearly 

distinguish between existing baseline shadow and net new shade/shadow attributable to the 

proposed project. 

▪ Significance Threshold Conclusion. The study shall determine whether new project‑related 

shade/shadows would reduce access to direct sunlight of a private or common outdoor 

residential living area (e.g., a yard or courtyard) or other shade-sensitive outdoor feature (e.g., 

swimming pool) for more than three hours between the hours of 9:00 a.m. and 3:00 p.m. 

Pacific Standard Time (between early November and mid-March), or for more than four hours 

between the hours of 9:00 a.m. and 5:00 p.m. Pacific Daylight Time (between mid-March and 

early November). 

If the analysis determines that significant shade/shadow impacts would result, the project 

applicant shall implement one or more of the following design‑based measures, or equally effective 

measure, to reduce impacts in accordance with the stated significance thresholds:  

▪ Reduce overall building height or step back upper stories; 

▪ Modify building footprint, orientation, or upper‑level articulation; 

▪ Increase setbacks to preserve solar access; and/or 

▪ Incorporate other design alternatives. 
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The selected design measures shall be subject to review and approval by the City to ensure impacts 

are reduced in accordance with the stated significance thresholds. The selected design measures 

shall be reflected in the final project plan set(s) and submitted to the City for review prior to 

entitlement or issuance of a building permit, whichever comes first. 

4.1.7 Level of Significance Conclusion 

Threshold 4.1-1:  Even after implementation of MM-4.1-1, the Project would result in a significant 

unavoidable impact related to conflicts with applicable zoning and other regulations 

governing scenic quality and impacts would not be cumulatively considerable.  
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4.2 Agriculture and Forestry Resources 

This section of the Draft PEIR analyzes the potential impacts from the implementation of the Neighborhoods Where 

We All Belong Zoning Updates and Housing Element Implementation (Project) on agriculture and forest resources, 

including conversion of farmland to non-agricultural use, conflicts with zoning for agricultural use, and loss of forest 

land. A description of the existing agriculture and forestry resources for the City and Planning Area is also provided 

to present the environmental baseline for the Project. The analysis is based, in part, on review of the Costa Mesa 

2015-2035 General Plan (General Plan), California Department of Conservation Farmland Mapping and Monitoring 

Program maps, and aerial images, as well as the following: 

Appendix C Land Evaluation & Site Assessment Report for the Neighborhoods Where We All Belong 

Zoning Updates and Housing Element Implementation Project, prepared by Dudek, 

February 2026  

Other sources consulted are listed in Section 4.2.8, References.  

4.2.1 Existing Conditions 

4.2.1.1 Mapped Important Farmland  

As discussed in Section 4.2.2, Regulatory Requirements, the FMMP produces Important Farmland Maps, which are 

a hybrid of resource quality (soils) and land use information. Agricultural land is rated according to soil quality and 

irrigation status. For environmental review purposes under CEQA, the categories of Prime Farmland, Farmland of 

Statewide Importance, and Unique Farmland constitute ‘agricultural land’ pursuant to Public Resources Code 

Section 21060.1 (also referred to as ‘Farmland’ in Appendix G of the State CEQA Guidelines). As shown in Figure 

4.2-1, Important Farmland, most of the city and surrounding areas are mapped as Urban and Built-Up Land. 

However, there are two agricultural parcels in the northeast portion of the city that contain Important Farmland 

consisting of Prime Farmland and Farmland of Statewide Importance, and two relatively small portions identified 

as Other Land along the city’s western and eastern borders (DOC 2026a).  

“Prime Farmland” is land with the best combination of physical and chemical features able to sustain long term 

agricultural production and needed to produce sustained high yields; “Farmland of Statewide Importance” is similar 

but has minor shortcomings, such as greater slopes or less ability to store soil moisture (DOC 2025). “Urban and 

Built-Up Land” is defined as land occupied by structures with a building density of at least 1 unit to 1.5 acres, or 

approximately 6 structures to a 10-acre parcel. Common examples of Urban and Built-Up Land include residential, 

industrial, commercial, institutional facilities, cemeteries, airports, golf courses, sanitary landfills, sewage 

treatment, and water control structures (DOC 2025). “Other Land” is defined as land not included in any other 

mapping FMMP Important Farmland category. The lands shown as Other Land in the city (see Figure 4.2-1) consist 

of parkland (e.g. vacant and nonagricultural land) surrounded on all sides by urban development. As such, there is 

no other agricultural land (i.e., Farmland) in the city aside from the two Important Farmland parcels included in the 

proposed Project’s Planning Area.  

For informational purposes, although there is no other Farmland in the city outside of the Planning Area, land within 

approximately 0.5-mile of the city is shown on maps made pursuant to the FMMP as Unique Farmland, as 

summarized below: 
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Huntington Beach/Santa Ana River: Unique Farmland is mapped in the City of Huntington Beach along the Santa 

Ana River and the City of Costa Mesa’s western boundary. This area consists of various plant structures and the 

Santa Ana River Trail, which are surrounded by urban development.  

4.2.1.2 Existing Zoning for Agricultural Use 

As illustrated on Figure 2-4, Existing Zoning, in Chapter 2, Environmental Setting, of this Draft PEIR, under existing 

conditions, the Planning Area includes land that is zoned to support agricultural use. The two parcels containing 

Important Farmland are zoned as Planned Development Commercial (PDC), as shown on Figure 2-4. The City does 

not include any land zoned solely for commercial agriculture (City of Costa Mesa 2016a). 

4.2.1.3 Forest Land 

The Planning Area and surrounding area within the city consists of developed urban land uses. The Planning Area 

is not located within or near to any areas defined as forest land, timberland, or timberland production, and the 

City does not contain or permit forest land, timberland, or Timberland Production per the Zoning Code as none 

exists within the city (City of Costa Mesa 2016a).  

4.2.2 Regulatory Requirements 

4.2.2.1 Federal 

There are no federal regulations that pertain to agricultural or forestry resources that would apply to the Project.  

4.2.2.2 State 

Department of Conservation Farmland Mapping and Monitoring Program 

The Department of Conservation’s (DOC’s) Farmland Mapping and Monitoring Program (FMMP) provides consistent 

and impartial data to decision makers for use in assessing present status, reviewing trends, and planning for the 

future of California’s agricultural land resources. The FMMP produces Important Farmland Maps, which are a hybrid 

of resource quality (soils) and land use information. Agricultural land is rated according to soil quality and irrigation 

status; the best quality land is called Prime Farmland. The maps are updated every 2 years with the use of a 

computer mapping system, aerial imagery, public review, and field reconnaissance. Data are also released in 

statistical formats—principally the biennial California Farmland Conversion Report. For environmental review 

purposes under CEQA, the categories of Prime Farmland, Farmland of Statewide Importance, and Unique Farmland 

constitute ‘agricultural land’ (Public Resources Code Section 21060.1). The remaining categories are used for reporting 

changes in land use in the California Farmland Conversion Report (DOC 2025). 

The following describes the FMMP Important Farmland categories (DOC 2025): 

Prime Farmland. Farmland with the best combination of physical and chemical features able to sustain long term 

agricultural production. This land has the soil quality, growing season, and moisture supply needed to produce 

sustained high yields. Land must have been used for irrigated agricultural production at some time during the four 

years prior to the mapping date. 
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Farmland of Statewide Importance. Farmland similar to Prime Farmland but with minor shortcomings, such as 

greater slopes or less ability to store soil moisture. Land must have been used for irrigated agricultural production 

at some time during the four years prior to the mapping date. 

Unique Farmland. Farmland of lesser quality soils used for the production of the state's leading agricultural crops. 

This land is usually irrigated but may include non-irrigated orchards or vineyards as found in some climatic zones 

in California. Land must have been cropped at some time during the four years prior to the mapping date. 

Farmland of Local Importance. Land of importance to the local agricultural economy as determined by each county's 

board of supervisors and a local advisory committee. 

Grazing Land. Land on which the existing vegetation is suited to the grazing of livestock. 

Urban and Built-Up Land. Land occupied by structures with a building density of at least 1 unit to 1.5 acres, or 

approximately 6 structures to a 10-acre parcel. This land is used for residential, industrial, commercial, 

construction, institutional, public administration, railroad and other transportation yards, cemeteries, airports, golf 

courses, sanitary landfills, sewage treatment, water control structures, and other developed purposes. 

Other Land. Land not included in any other mapping category. Common examples include low density rural 

developments; brush, timber, wetland, and riparian areas not suitable for livestock grazing; confined livestock, 

poultry, or aquaculture facilities; strip mines, borrow pits; and water bodies smaller than forty acres. Vacant and 

nonagricultural land surrounded on all sides by urban development and greater than 40 acres is mapped as Other Land. 

California Land Conservation Act (Williamson Act)  

The Williamson Act provides tax incentives to retain prime agricultural land and open space in agricultural use, 

which subsequently slows its conversion to urban development. The Williamson Act requires a 10-year contract 

between the City and landowners who enter into contracts with local government for long-term use restrictions on 

qualifying agricultural and open space land. There is no agricultural land under a Williamson Act contract in the city 

(City of Costa Mesa 2016a). 

California Public Resources Code  

The California Public Resources Code (PRC) defines forest land and timberland resources, provided below. The City 

does not contain any forestry resources that meet either definition. 

Public Resources Code Section 12220(g). “Forest land” is land that can support 10-percent native tree cover of any 

species, including hardwoods, under natural conditions, and that allows for management of one or more forest 

resources, including timber, aesthetics, fish and wildlife, biodiversity, water quality, recreation, and other public benefits. 

Public Resources Code Section 4526. “Timberland” means land, other than land owned by the federal government 

and land designated by the board as experimental forest land, which is available for, and capable of, growing a crop 

of trees of a commercial species used to produce lumber and other forest products, including Christmas trees. 

Commercial species shall be determined by the board on a district basis. 

California Government Code 

The California Government Code includes a definition for a “timberland production zone”. The City does not contain 

any timber resources that would qualify as a timberland production zone. 
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4.2.2.3 Local 

There are no local regulations that pertain to agricultural or forestry resources that would apply to the Project. 

4.2.3 Thresholds of Significance 

The significance criteria used to evaluate the Project impacts to aesthetics are based on Appendix G of the California 

Environmental Quality Act (CEQA) Guidelines. According to Appendix G of the State CEQA Guidelines, a significant 

impact related to aesthetics would occur if the Project would: 

Threshold 4.2-1: Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance 

(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and 

Monitoring Program of the California Resources Agency, to non-agricultural use.  

Threshold 4.2-2: Conflict with existing zoning for agricultural use, or with a Williamson Act contract.  

Threshold 4.2-3: Involve other changes in the existing environment which, due to their location or nature, 

could result in conversion of Farmland to non-agricultural use or conversion of forest land 

to non-forest use.  

The following threshold questions for this topic required in accordance with Appendix G of the CEQA Guidelines 

were scoped out of this Draft PEIR, having been adequately addressed in the Initial Study, wherein it was 

determined that the Project would have no impact or a less than significant impact on the environment: 

▪ Would the project conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public 

Resources Code Section 12220(g)), timberland (as defined by Public Resources Code Section 4526), or 

timberland zoned Timberland Production (as defined by Government Code Section 51104(g))? 

▪ Would the project result in the loss of forest land or conversion of forest land to non-forest use? 

Thus, an analysis of these thresholds is included in Appendix A-1, NOP and Initial Study, of this Draft PEIR. 

4.2.4 Impact Analyses 

4.2.4.1 Methodology 

As described in Chapter 3, Project Description, the Neighborhoods Where We All Belong Zoning Updates and 

Housing Element Implementation Project is a policy document that does not include or propose any site-specific 

development that could directly result in construction or operational impacts to the environment. However, 

implementation of the Project would facilitate additional future development in the city. Therefore, this Draft PEIR 

does not assess the site-specific construction and operation details of each future development within the Planning 

Area. Rather, it assesses the impacts associated with changes to existing land uses and the associated overall 

effects of buildout of the Neighborhoods Where We All Belong Zoning Updates and Housing Element 

Implementation Project through 2056, where reasonably foreseeable physical changes to the environment could 

occur. Analysis at a parcel or site-specific level was not conducted because, unless otherwise noted within this 

assessment, the actual locations of Project development (and its chronologic sequence or concurrence) that may 

be implemented in the future are speculative.  
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The FMMP Important Farmland Maps and aerial images were used to evaluate known agricultural resources 

located in the city. The potential for the proposed Project to impact agricultural resources is dependent upon the 

locations of Project’s land use and/or zoning changes where subsequent future development may occur as a 

result of Project implementation. 

4.2.4.2 Environmental Analyses 

Threshold 4.2-1 Would the project convert Prime Farmland, Unique Farmland, or Farmland of Statewide 

Importance (Farmland), as shown on the maps prepared pursuant to the Farmland Mapping 

and Monitoring Program of the California Resources Agency, to non-agricultural use? 

Significant and Unavoidable Impact. As discussed in Section 4.2.1, Existing Conditions, the Planning Area 

consists of Urban and Built-Up Land, Other Land, as well as Prime Farmland and Farmland of Statewide Importance 

(Important Farmland), and Water, as identified on the maps prepared in accordance with the Farmland Mapping 

and Monitoring Program (see Figure 4.2-1). The Project consists of a citywide land use action to amend and apply 

the MUOD to Measure K sites, encompassing Housing Element and non‑Housing Element sites, together with 

Zoning Code and General Plan amendments for internal consistency, which would allow for future redevelopment 

on sites within the Planning Area by utilizing the applied MUOD or a parcel’s underlying base zone.  

As described in Chapter 3, Project Description, of this Draft PEIR, the MUOD would supersede the base zones of 

identified Housing Element sites, meaning that if and when Housing Element sites under the Project are 

redeveloped, they must redevelop under the provisions of the MUOD, with a minimum of 50 percent residential 

floor area and a minimum density of 20 units per acre. The Project would apply to parcels in the identified Planning 

Area within the city, which includes two Important Farmland parcels consisting of Prime Farmland and Farmland of 

Statewide Importance that total 68.9 acres.  

Buildout of the Project through 2056 is anticipated to result in the conversion of the City’s last agricultural parcels 

consisting of Prime Farmland and Farmland of Statewide Importance within the Planning Area. Therefore, a Land 

Evaluation Site Assessment (LESA) analysis was conducted for the proposed Project (Appendix C of this Draft PEIR), 

which evaluates the quality of the agricultural resources in the Planning Area based on a numerical rating system, 

including factors such as soil type, water availability, and surrounding agricultural land. The LESA Report rates the 

site on a scale from 0-100 points. The LESA Report resulted in a numerical rating score of 54.17 points. As such, 

per the LESA Instruction Manual, the identified agricultural resources within the Planning Area are considered to be 

significant agricultural resources (Appendix C). 

The Project would facilitate the eventual conversion of Prime Farmland and Farmland of Statewide Importance 

within the Planning Area to non-agricultural use for the purposes of new residential development. In addition, the 

agricultural resources in the Planning Area were determined to be significant agricultural resources (Appendix C). 

The direct loss of Prime Farmland and Farmland of Statewide Importance to non-agricultural use and a loss of 

significant agricultural resources per the LESA Report would be considered a significant impact to agricultural 

resources, and mitigation would be required. Requirements to partially mitigate for the loss of farmland are typically 

achieved through in lieu fees or direct purchases of conservation easements on similar land (DOC 2026b). The City 

and Orange County do not currently have an agricultural mitigation program to mitigate impacts to agricultural 
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lands. Thus, the City and Orange County do not have the mechanism currently available to mitigate the loss of 

Important Farmland.1  

Because there is no established fee program in place to address the loss of agricultural lands, and therefore no 

mechanism to ensure nexus for a fee payment to reduce agricultural impacts, no mitigation measures are feasible 

to reduce the significant impact associated with the loss of Prime Farmland and Farmland of Statewide Importance. 

Thus, the impact relating to Prime Farmland, Unique Farmland, or Farmland of Statewide Importance cannot be 

reduced to a less-than-significant level. Therefore, the permanent conversion of Prime Farmland, Unique Farmland, 

or Farmland of Statewide Importance to non-agricultural use would constitute a significant and unavoidable impact. 

Threshold 4.2-2 Would the project conflict with existing zoning for agricultural use, or with a Williamson 

Act contract? 

Less Than Significant Impact. For the reasons discussed below, the Project would not conflict with existing zoning 

for agricultural use, or with a Williamson Act contract, and impacts would be less than significant.  

Zoning for Agricultural Use 

As mentioned above in Section 4.2.1, two parcels within the Planning Area support agricultural uses. As shown in 

Figure 2-4, Existing Zoning, in Chapter 2, Environmental Setting of this Draft PEIR, and on Figure 4.2-1, Important 

Farmland, the Planning Area includes two parcels that are zoned Planned Development Commercial. The City does 

not maintain any zones specifically for agricultural use.  

According to Article 6, Section 13.57(b), Planned Commercial Development, of Title 13 (Planning, Zoning and 

Development) of the City’s Municipal Code, this zone is established to provide retail shops, offices and service 

establishments, including but not limited to, hotels, restaurants, theaters, museums, financial institutions and 

health clubs are appropriate, and to serve adjacent residential areas, and the entire community and region. 

Furthermore, under the PDC zone, agricultural uses such as Christmas tree lots, pumpkin patches, and produce 

stands are permitted, and complementary residential, mixed-use, and industrial uses are allowed upon approval by 

the City’s Planning Commission (City of Costa Mesa 2016b, 2025). Therefore, the existing zoning on the two 

agricultural parcels within the Planning Area is not solely designated for agricultural use and can accommodate 

residential and mixed-use development. As such, although the Project would rezone the agricultural parcels within 

the Planning Area utilizing the amended MUOD and would be required to redevelop with residential uses in the 

future, the existing underlying base zoning of PDC on these sites can accommodate residential and mixed uses. 

Thus, the Project would not conflict with existing zoning for agricultural use, and a less than significant impact 

would occur. 

 
1  To use as an example of an agricultural mitigation program in the region, San Diego County operates the Purchase of Agricultural 

Conservation Easement (PACE) Program that promotes the long-term preservation of agriculture in the San Diego County and 

allows agricultural property owners to be compensated for placing a perpetual easement on their property that limits future uses 

to agriculture (County of San Diego 2026). Under the PACE Program, credits can be purchased by discretionary project applicants 

to mitigate agricultural impacts at a 1:1 ratio, where one credit is equal to one acre of agricultural land. As an example, the PACE 

Program Mitigation Credit Fee is $3,827 per credit, or $3,827 per acre of agricultural land (County of San Diego 2018). 



4.2 – AGRICULTURE AND FORESTRY RESOURCES 

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR 17292 
JUNE 2026 4.2-7 

Williamson Act Contract  

As stated in the City’s General Plan EIR, there is no land within the city under a Williamson Act contract (City of 

Costa Mesa 2016a). Therefore, the proposed Project would not conflict with an existing Williamson Act contract 

and no impact would occur. 

Threshold 4.2-3 Would the project involve other changes in the existing environment which, due to their 

location or nature, could result in conversion of Farmland to non-agricultural use or 

conversion of forest land to non-forest use? 

No Impact. The proposed Project would involve changes in the existing environment that would result in the 

conversion of Farmland into non-agricultural uses, as described in Thresholds 4.2-1 and 4.2-2, above. Aside from 

the two Farmland parcels within the Planning Area, no other Farmland exists in the city; thus, no other Farmland 

would be indirectly affected by the Project and its Planning Area. Although land within the City of Huntington Beach 

and along the City’s western border is shown on maps made pursuant to the FMMP as Unique Farmland (discussed 

above in Section 4.2.1), future redevelopment associated with Project implementation would not indirectly result 

in the conversion of Farmland to a non-agriculture use given that the existing and surrounding conditions of the 

Unique Farmland are urban and developed, and that the Project would only affect the Planning Area. The Unique 

Farmland consists of a relatively small area with various plant nursery structures surrounded by urban, developed 

uses and the Santa Ana River Trail and Santa Ana River. Due to the intervening distance between the Planning Area 

and the Unique Farmland, and the existing development conditions around the Unique Farmland, the Project would 

not exacerbate the existing potential for redevelopment of Farmland near the city. In addition, the City does not 

contain any forest land or timberland (City of Costa Mesa 2016a). Therefore, the Project would not involve other 

changes that would result in the conversion of Farmland to non-agricultural use or conversion of forest land to non-

forest use; no impact would occur.  

4.2.5 Cumulative Impact Analyses 

Where a lead agency concludes that the cumulative effects of past, present, and reasonably foreseeable future 

projects are significant, the lead agency then must determine whether the proposed project has any contribution 

to the cumulative impact, and if so, whether the project’s incremental effect is “cumulatively considerable.” The 

cumulative geographic study area used to assess potential cumulative agriculture and forestry impacts includes 

the City of Costa Mesa. The full list of related plans applicable to the cumulative analyses in Chapter 4 is provided 

in Section 2.5, Cumulative Impact Analysis, in Chapter 2, Environmental Setting of the Draft PEIR.  

Threshold 4.2-1. The Project would result in the conversion of Prime Farmland and Farmland of Statewide 

Importance to non-agricultural use. The Project would rezone the City’s last agricultural farmland parcels that 

consist of Important Farmland. These parcels would be designated for future development of residential and mixed 

units under the provisions of the MUOD. Therefore, the Project would contribute a cumulatively considerable 

contribution to a cumulatively significant impact with respect to land designated Prime Farmland, Unique Farmland, 

or Farmland of Statewide Importance.  

Threshold 4.2-2. The Project consists of a citywide land use action to amend and apply the MUOD to Measure K 

sites and includes Zoning Code and General Plan amendments for internal consistency. No site‑specific 

development is proposed by the Project; rather, the approval and implementation of the Project would facilitate 

future residential and mixed-use development in accordance with the City’s Housing Element and Measure K. There 

is no land within the city under a Williamson Act contract (City of Costa Mesa 2016a). The Project would not result 
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in conflicts with existing zoning for agricultural use, as described in Threshold 4.2-2 above. Thus, the proposed 

rezoning of the two agricultural parcels would not constitute a significant cumulative impact to agricultural 

resources. Therefore, this impact would not be cumulatively considerable. 

Threshold 4.2-3. The Project would not involve other changes in the existing environment which, due to their location 

or nature, could result in conversion of Farmland to non-agricultural use or conversion of forest land to non-forest 

use as no forest land and no other farmland not already analyzed above exists in the Planning Area or in the city. 

Therefore, this impact would not be cumulatively considerable.  

4.2.6 Mitigation Measures 

No mitigation measures are available to feasibly reduce impacts to less-than-significant. 

4.2.7 Level of Significance Conclusion 

Threshold 4.2-1. The Project would result in a significant and unavoidable impact related to the conversion of Prime 

Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland) to non-agricultural use and a 

cumulatively considerable impact.  

Threshold 4.2-2. The Project would have a less than significant impact related to conflicts with existing zoning for 

agricultural use, or with a Williamson Act contract and impacts would not be cumulatively considerable. 

Threshold 4.2-3. The Project would have no impact related to other changes in the existing environment which, due 

to their location or nature, could result in conversion of Farmland to non-agricultural use or conversion of forest 

land to non-forest use and no cumulatively considerable impacts would occur.  
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4.3 Air Quality 

This section of the Draft PEIR analyzes the potential impacts from the implementation of the Neighborhoods Where 

We All Belong Zoning Updates and Housing Element Implementation (Project) on air quality, including potential for 

obstruction with the air quality management plan, increases in criteria pollutants, exposure of sensitive receptors 

to pollutants, and odors. A discussion of the existing air quality conditions within the Project area and the 

surrounding areas is also included in this section to present the environmental baseline for the Project. The analysis 

is based, in part, on review of information from the California Air Resources Board (CARB), Environmental Protection 

Agency (EPA), the South Coast Air Quality Management District (SCAQMD), the transportation impact analysis 

(Section 4.17, Transportation, of this Draft PEIR) and information provided in the following technical appendix: 

Appendix D Air Quality and Greenhouse Gas Emissions Modeling and Energy Calculations, prepared by Dudek 

Other sources consulted are listed in Section 4.3.8, References. 

4.3.1 Existing Conditions 

This section discusses the existing environmental setting relative to air quality. As described in Chapter 3, Project 

Description, the Project is evaluated at a programmatic level and the analysis is based on information available to 

the City where reasonably foreseeable, direct, and indirect physical changes in the environment could be 

considered. As a result, this section generally describes the Project area and, where applicable, the general areas 

where land use changes are proposed, as those are the areas that could accommodate unplanned growth in the 

form of new or more dense development and resulting population and/or employment. 

The Project site is located in the City of Costa Mesa (City) within the South Coast Air Basin (SCAB). The SCAB is a 

6,745-square-mile area bounded by the Pacific Ocean to the west and the San Gabriel, San Bernardino, and San 

Jacinto Mountains to the north and east. The SCAB’s air pollution problems are a consequence of the combination 

of emissions from the nation’s second-largest urban area, meteorological conditions that hinder dispersion of those 

emissions, and mountainous terrain surrounding the SCAB that traps pollutants as they are pushed inland with the 

sea breeze (SCAQMD 2022). Meteorological and topographical factors that affect air quality in the SCAB are 

described below. 

4.3.1.1 Climate and Meteorology 

The SCAB generally lies in the semi-permanent, high-pressure zone of the eastern Pacific. As a result, the climate 

is mild and tempered by cool sea breezes. The usually mild climatological pattern is interrupted infrequently by 

periods of extremely hot weather, winter storms, or Santa Ana winds. The extent and severity of the air pollution 

problem in the SCAB is a function of the area’s natural physical characteristics (e.g., weather and topography) as 

well as of human influences (e.g., development patterns and lifestyle). Factors such as wind, sunlight, temperature, 

humidity, rainfall, and topography all affect the accumulation and/or dispersion of pollutants throughout the SCAB. 

Moderate temperatures, comfortable humidity, and limited precipitation characterize the climate in the SCAB. The 

average annual temperature varies little throughout the basin, averaging 75 degrees Fahrenheit (F). However, with 

a less pronounced oceanic influence, the eastern inland portions of the basin show greater variability in annual 

minimum and maximum temperatures. All portions of the SCAB have recorded temperatures over 100F in recent 

years. Although the SCAB has a semiarid climate, the air near the surface is moist because of the presence of a 
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shallow marine layer. Except for infrequent periods when dry air is brought into the basin by offshore winds, the 

ocean effect is dominant. Periods with heavy fog are frequent, and low stratus clouds, occasionally referred to as 

“high fog,” are a characteristic climate feature. Annual average relative humidity is 70 percent at the coast and 57 

percent in the eastern part of the basin. Precipitation in the SCAB is typically 9 to 14 inches annually and is rarely 

in the form of snow or hail, due to typically warm weather. The frequency and amount of rainfall is greater in the 

coastal areas of the basin.  

Sunlight 

The presence and intensity of sunlight are necessary prerequisites for the formation of photochemical smog. Under 

the influence of the ultraviolet radiation of sunlight, certain primary pollutants (mainly reactive hydrocarbons and 

oxides of nitrogen [NOx]1) react to form secondary pollutants (primarily oxidants). Since this process is time 

dependent, secondary pollutants can be formed many miles downwind of the emission sources. Southern California 

also has abundant sunshine, which drives the photochemical reactions that form pollutants such as O3 and a 

substantial portion of fine particulate matter (PM2.5; particulate matter 2.5 microns or less in diameter). In the SCAB, 

high concentrations of O3 are normally recorded during the late spring, summer, and early autumn months, when 

more intense sunlight drives enhanced photochemical reactions. Because of the prevailing daytime winds and time-

delayed nature of photochemical smog, oxidant concentrations are highest in the inland areas of 

Southern California. 

Temperature Inversions 

Under ideal meteorological conditions and irrespective of topography, pollutants emitted into the air mix and 

disperse into the upper atmosphere. However, the Southern California region frequently experiences temperature 

inversions in which pollutants are trapped and accumulate close to the ground. The inversion, a layer of warm, dry 

air overlaying cool, moist marine air, is a normal condition in coastal Southern California. The cool, damp, and hazy 

sea air capped by coastal clouds is heavier than the warm, clear air, which acts as a lid through which the cooler 

marine layer cannot rise. The height of the inversion is important in determining pollutant concentration. When the 

inversion is approximately 2,500 feet above mean sea level, the sea breezes carry the pollutants inland to escape 

over the mountain slopes or through the passes. At a height of 1,200 feet above mean sea level, the terrain 

prevents the pollutants from entering the upper atmosphere, resulting in the pollutants settling in the foothill 

communities. Below 1,200 feet above mean sea level, the inversion puts a tight lid on pollutants, concentrating 

them in a shallow layer over the entire coastal basin. Usually, inversions are lower before sunrise than during the 

daylight hours. 

Mixing heights for inversions are lower in the summer and inversions are more persistent, being partly responsible 

for the high levels of O3 observed during summer months in the SCAB. Smog in Southern California is generally the 

result of these temperature inversions combining with coastal day winds and local mountains to contain the 

pollutants for long periods, allowing them to form secondary pollutants by reacting in the presence of sunlight. The 

SCAB has a limited ability to disperse these pollutants due to typically low wind speeds and the surrounding 

mountain ranges. 

As with other regions within the SCAB, the County is susceptible to air inversions, which trap a layer of stagnant air 

near the ground where pollutants are further concentrated. These inversions produce haziness, which is caused by 

moisture, suspended dust, and a variety of chemical aerosols emitted by trucks, automobiles, furnaces, and other 

 
1 NOx is a general term pertaining to compounds of nitric oxide, nitrogen dioxide, and other oxides of nitrogen.  
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sources. Elevated concentrations of coarse particulate matter (PM10; particulate matter 10 microns or less in 

diameter) and PM2.5 can occur in the SCAB throughout the year, but they occur most frequently in fall and winter. 

Although there are some changes in emissions by day of the week and by season, the observed variations in 

pollutant concentrations are primarily the result of seasonal differences in weather conditions. 

4.3.1.2 Pollutants and Effects 

Criteria Air Pollutants 

Criteria air pollutants are defined as pollutants for which the federal and state governments have established 

ambient air quality standards, or criteria, for outdoor concentrations to protect public health. The national and 

California standards have been set, with an adequate margin of safety, at levels above which concentrations could 

be harmful to human health and welfare. These standards are designed to protect the most sensitive persons from 

illness or discomfort. Pollutants of concern include O3, NO2, CO, SO2, PM10, PM2.5, and lead. In California, sulfates, 

vinyl chloride, hydrogen sulfide, and visibility-reducing particles are also regulated as criteria air pollutants. These 

pollutants, as well as toxic air contaminants (TACs), are discussed in the following paragraphs.2  

Ozone 

O3 is a strong-smelling, pale blue, reactive, toxic chemical gas consisting of three oxygen atoms. It is a secondary 

pollutant formed in the atmosphere by a photochemical process involving the sun’s energy and O3 precursors. 

These precursors are mainly NOx and volatile organic compounds (VOCs). The maximum effects of precursor 

emissions on O3 concentrations usually occur several hours after they are emitted and many miles from the source. 

Meteorology and terrain play major roles in O3 formation, and ideal conditions occur during summer and early 

autumn on days with low wind speeds or stagnant air, warm temperatures, and cloudless skies. O3 exists in the 

upper atmosphere O3 layer (stratospheric O3) and at the Earth’s surface in the troposphere (ground-level O3).3 The 

O3 that EPA and CARB regulate as a criteria air pollutant is produced close to the ground level, where people live, 

exercise, and breathe. Ground-level O3 is a harmful air pollutant that causes numerous adverse health effects and 

is thus considered “bad” O3. Stratospheric, or “good,” O3 occurs naturally in the upper atmosphere, where it reduces 

the amount of ultraviolet light (i.e., solar radiation) entering the Earth’s atmosphere. Without the protection of the 

beneficial stratospheric O3 layer, plant and animal life would be seriously harmed. 

O3 in the troposphere causes numerous adverse health effects; short-term exposures (lasting for a few hours) to O3 

at levels typically observed in Southern California can result in breathing pattern changes, reduction of breathing 

capacity, increased susceptibility to infections, inflammation of the lung tissue, and some immunological changes 

(EPA 2013).  

Inhalation of O3 causes inflammation and irritation of the tissues lining human airways, causing and worsening a 

variety of symptoms. Exposure to O3 can reduce the volume of air that the lungs breathe in, thereby causing 

shortness of breath. O3 in sufficient doses increases the permeability of lung cells, rendering them more susceptible 

to toxins and microorganisms. The occurrence and severity of health effects from O3 exposure vary widely among 

individuals, even when the dose and the duration of exposure are the same. Research shows adults and children 

who spend more time outdoors participating in vigorous physical activities are at greater risk from the harmful 

 
2 The descriptions of the criteria air pollutants and associated health effects are based on EPA’s “Criteria Air Pollutants” (EPA 

2026a), as well as CARB’s “Glossary” (CARB 2026a). 

3 The troposphere is the layer of the Earth’s atmosphere nearest to the surface of the Earth. The troposphere extends outward 

about 5 miles at the poles and about 10 miles at the equator. 
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health effects of O3 exposure. While there are relatively few studies on the effects of O3 on children, the available 

studies show that children are no more or less likely to suffer harmful effects than adults. However, there are a 

number of reasons why children may be more susceptible to O3 and other pollutants. Children and teens spend 

nearly twice as much time outdoors and engaged in vigorous activities as adults. Children breathe more rapidly 

than adults and inhale more pollution per pound of their body weight than adults. Also, children are less likely than 

adults to notice their own symptoms and avoid harmful exposures. Further research may be able to better distinguish 

between health effects in children and adults. Children, adolescents, and adults who exercise or work outdoors, where 

O3 concentrations are the highest, are at the greatest risk of harm from this pollutant (CARB 2026b). 

Nitrogen Dioxide 

NO2 is a brownish, highly reactive gas that is present in all urban atmospheres. The major mechanism for the 

formation of NO2 in the atmosphere is the oxidation of the primary air pollutant nitric oxide, which is a colorless, 

odorless gas. NOx plays a major role, together with VOCs, in the atmospheric reactions that produce O3. NOx is 

formed from fuel combustion under high temperature or pressure. In addition, NOx is an important precursor to acid 

rain and may affect both terrestrial and aquatic ecosystems. The two major emissions sources are transportation 

and stationary fuel combustion sources such as electric utility and industrial boilers.  

A large body of health science literature indicates that exposure to NO2 can induce adverse health effects. The 

strongest health evidence, and the health basis for the ambient air quality standards for NO2, results from controlled 

human exposure studies that show that NO2 exposure can intensify responses to allergens in allergic asthmatics. 

In addition, a number of epidemiological studies have demonstrated associations between NO2 exposure and 

premature death, cardiopulmonary effects, decreased lung function growth in children, respiratory symptoms, 

emergency room visits for asthma, and intensified allergic responses. Infants and children are particularly at risk 

because they have disproportionately higher exposure to NO2 than adults due to their greater breathing rate for 

their body weight and their typically greater outdoor exposure duration. Several studies have shown that long-term 

NO2 exposure during childhood, the period of rapid lung growth, can lead to smaller lungs at maturity in children 

with higher levels of exposure compared to children with lower exposure levels. In addition, children with asthma 

have a greater degree of airway responsiveness compared with adult asthmatics. In adults, the greatest risk is 

to people who have chronic respiratory diseases, such as asthma and chronic obstructive pulmonary disease 

(CARB 2026c). 

Carbon Monoxide 

CO is a colorless, odorless gas formed by the incomplete combustion of hydrocarbon, or fossil fuels. CO is emitted 

almost exclusively from motor vehicles, power plants, refineries, industrial boilers, ships, aircraft, and trains. In 

urban areas, such as the Project location, automobile exhaust accounts for the majority of CO emissions. CO is a 

nonreactive air pollutant that dissipates relatively quickly; therefore, ambient CO concentrations generally follow 

the spatial and temporal distributions of vehicular traffic. CO concentrations are influenced by local meteorological 

conditions—primarily wind speed, topography, and atmospheric stability. CO from motor vehicle exhaust can 

become locally concentrated when surface-based temperature inversions are combined with calm atmospheric 

conditions, which is a typical situation at dusk in urban areas from November to February. The highest levels of CO 

typically occur during the colder months of the year, when inversion conditions are more frequent.  

CO is harmful because it binds to hemoglobin in the blood, reducing the ability of blood to carry oxygen. This 

interferes with oxygen delivery to the body’s organs. The most common effects of CO exposure are fatigue, 

headaches, confusion and reduced mental alertness, light-headedness, and dizziness due to inadequate oxygen 
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delivery to the brain. For people with cardiovascular disease, short-term CO exposure can further reduce their body’s 

already compromised ability to respond to the increased oxygen demands of exercise, exertion, or stress. 

Inadequate oxygen delivery to the heart muscle leads to chest pain and decreased exercise tolerance. Unborn 

babies whose mothers experience high levels of CO exposure during pregnancy are at risk of adverse developmental 

effects. Unborn babies, infants, elderly people, and people with anemia or with a history of heart or respiratory 

disease are most likely to experience health effects with exposure to elevated levels of CO (CARB 2026d). 

Sulfur Dioxide 

SO2 is a colorless, pungent gas formed primarily from incomplete combustion of sulfur-containing fossil fuels. The 

main sources of SO2 are coal and oil used in power plants and industries; as such, the highest levels of SO2 are 

generally found near large industrial complexes. In recent years, SO2 concentrations have been reduced by the 

increasingly stringent controls placed on stationary source emissions of SO2 and limits on the sulfur content of fuels.  

Controlled human exposure and epidemiological studies show that children and adults with asthma are more likely 

to experience adverse responses with SO2 exposure, compared with the non-asthmatic population. Effects at levels 

near the 1-hour standard are those of asthma exacerbation, including bronchoconstriction accompanied by 

symptoms of respiratory irritation such as wheezing, shortness of breath, and chest tightness, especially during 

exercise or physical activity. Also, exposure at elevated levels of SO2 (above 1 part per million [ppm]) results in 

increased incidence of pulmonary symptoms and disease, decreased pulmonary function, and increased risk of 

mortality. Older people and people with cardiovascular disease or chronic lung disease (such as bronchitis or 

emphysema) are most likely to experience these adverse effects (CARB 2026e).  

SO2 is of concern both because it is a direct respiratory irritant and because it contributes to the formation of sulfate 

and sulfuric acid in particulate matter (NRC 2005). People with asthma are of particular concern, both because 

they have increased baseline airflow resistance and because their SO2-induced increase in airflow resistance is 

greater than in healthy people, and it increases with the severity of their asthma (NRC 2005). SO2 is thought to 

induce airway constriction via neural reflexes involving irritant receptors in the airways (NRC 2005).  

Particulate Matter 

Particulate matter pollution consists of very small liquid and solid particles floating in the air, which can include 

smoke, soot, dust, salts, acids, and metals. Particulate matter can form when gases emitted from industries and 

motor vehicles undergo chemical reactions in the atmosphere. PM2.5 and PM10 represent fractions of particulate 

matter. Coarse particulate matter (PM10) consists of particulate matter that is 10 microns or less in diameter, which 

is about 1/7 the thickness of a human hair. Major sources of PM10 include crushing or grinding operations; dust 

stirred up by vehicles traveling on roads; wood-burning stoves and fireplaces; dust from construction, landfills, and 

agriculture; wildfires and brush/waste burning; industrial sources; windblown dust from open lands; and 

atmospheric chemical and photochemical reactions. Fine particulate matter (PM2.5) consists of particulate matter 

that is 2.5 microns or less in diameter, which is roughly 1/28 the diameter of a human hair. PM2.5 results from fuel 

combustion (e.g., from motor vehicles and power generation and industrial facilities), residential fireplaces, and 

woodstoves. In addition, PM2.5 can be formed in the atmosphere from gases such as sulfur oxides (SOx), NOx, 

and VOCs.  

PM2.5 and PM10 pose a greater health risk than larger-size particles. When inhaled, these tiny particles can penetrate 

the human respiratory system’s natural defenses and damage the respiratory tract. PM2.5 and PM10 can increase 

the number and severity of asthma attacks, cause or aggravate bronchitis and other lung diseases, and reduce the 
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body’s ability to fight infections. Very small particles of substances such as lead, sulfates, and nitrates can cause 

lung damage directly or be absorbed into the bloodstream, causing damage elsewhere in the body. Additionally, 

these substances can transport adsorbed gases such as chlorides or ammonium into the lungs, also causing injury. 

Whereas PM10 tends to collect in the upper portion of the respiratory system, PM2.5 is so tiny that it can penetrate 

deeper into the lungs and damage lung tissue. Suspended particulates also damage and discolor surfaces on which 

they settle and produce haze and reduce regional visibility.  

A number of adverse health effects have been associated with exposure to both PM2.5 and PM10. For PM2.5 , short-

term exposures (up to 24-hour duration) have been associated with premature mortality, increased hospital 

admissions for heart or lung causes, acute and chronic bronchitis, asthma attacks, emergency room visits, 

respiratory symptoms, and restricted activity days. These adverse health effects have been reported primarily in 

infants, children, and older adults with preexisting heart or lung diseases. In addition, of all of the common air 

pollutants, PM2.5 is associated with the greatest proportion of adverse health effects related to air pollution, both in 

the United States and worldwide based on the World Health Organization’s Global Burden of Disease Project. Short-

term exposures to PM10 have been associated primarily with worsening of respiratory diseases, including asthma 

and chronic obstructive pulmonary disease, leading to hospitalization and emergency department visits 

(CARB 2026f).  

Long-term exposure (months to years) to PM2.5 has been linked to premature death, particularly in people who have 

chronic heart or lung diseases, and reduced lung function growth in children. The effects of long-term exposure to 

PM10 are less clear, although several studies suggest a link between long-term PM10 exposure and respiratory 

mortality. The International Agency for Research on Cancer published a review in 2015 that concluded that 

particulate matter in outdoor air pollution causes lung cancer (CARB 2026f).  

Lead 

Lead in the atmosphere occurs as particulate matter. Sources of lead include leaded gasoline; the manufacturing 

of batteries, paints, ink, ceramics, and ammunition; and secondary lead smelters. Prior to 1978, mobile emissions 

were the primary source of atmospheric lead. Between 1978 and 1987, the phaseout of leaded gasoline reduced 

the overall inventory of airborne lead by nearly 95 percent. With the phaseout of leaded gasoline, secondary lead 

smelters, battery recycling, and manufacturing facilities are becoming lead-emissions sources of greater concern 

(CARB 2026g). 

Prolonged exposure to atmospheric lead poses a serious threat to human health. Health effects associated with 

exposure to lead include gastrointestinal disturbances, anemia, kidney disease, and in severe cases, 

neuromuscular and neurological dysfunction. Of particular concern are low-level lead exposures during infancy and 

childhood. Such exposures are associated with decrements in neurobehavioral performance, including intelligence 

quotient (IQ) performance, psychomotor performance, reaction time, and growth. Children are highly susceptible to 

the effects of lead (CARB 2026g). 

Sulfates 

Sulfates are the fully oxidized form of sulfur, which typically occur in combination with metals or hydrogen ions. 

Sulfates are produced from reactions of SO2 in the atmosphere and can result in respiratory impairment, as well as 

reduced visibility (CARB 2026h). 
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Vinyl Chloride 

Vinyl chloride is a colorless gas with a mild, sweet odor, which has been detected near landfills, sewage plants, and 

hazardous waste sites, due to the microbial breakdown of chlorinated solvents. Short-term exposure to high levels 

of vinyl chloride in air can cause nervous system effects, such as dizziness, drowsiness, and headaches. Long-term 

exposure through inhalation can cause liver damage, including liver cancer (CARB 2026i).  

Hydrogen Sulfide 

Hydrogen sulfide is a colorless and flammable gas that has a characteristic odor of rotten eggs. Sources of hydrogen 

sulfide include geothermal power plants, petroleum refineries, sewers, sewage treatment plants, and stagnant 

runoff from clogged water basins. Exposure to hydrogen sulfide can result in nuisance odors, as well as headaches 

and breathing difficulties at higher concentrations (CARB 2026j). 

Visibility-Reducing Particles 

Visibility-reducing particles are any particles in the air that obstruct the range of visibility. Effects of reduced visibility 

can include obscuring the viewshed of natural scenery, reducing airport safety, and discouraging tourism. Sources 

of visibility-reducing particles are the same as for PM2.5 (CARB 2026k). 

Volatile Organic Compounds 

Hydrocarbons are organic gases that are formed from hydrogen and carbon and sometimes other elements. 

Hydrocarbons that contribute to formation of O3 are referred to and regulated as VOCs (also referred to as reactive 

organic gases). Combustion engine exhaust, oil refineries, and fossil-fueled power plants are the sources of 

hydrocarbons. Other sources of anthropogenic and bio-pedogenic hydrocarbons include evaporation from 

petroleum fuels, solvents, dry cleaning solutions, and paint. 

The primary health effects of VOCs result from the formation of O3 and its related health effects. High levels of VOCs 

in the atmosphere can interfere with oxygen intake by reducing the amount of available oxygen through 

displacement. Carcinogenic forms of hydrocarbons, such as benzene, are considered TACs. There are no separate 

ambient air quality standards for VOCs as a group. 

Non-Criteria Air Pollutants 

Toxic Air Contaminants 

A substance is considered toxic if it has the potential to cause adverse health effects in humans, including 

increasing the risk of cancer upon exposure, or acute and/or chronic non-cancer health effects. A toxic substance 

released into the air is considered a TAC. TACs are identified by federal and state agencies based on a review of 

available scientific evidence. In the state of California, TACs are identified through a two-step process that was 

established in 1983 under the Toxic Air Contaminant Identification and Control Act. This two-step process of risk 

identification and risk management and reduction was designed to protect residents from the health effects of toxic 

substances in the air.  

Examples include certain aromatic and chlorinated hydrocarbons, certain metals, and asbestos. TACs are 

generated by a number of sources, including stationary sources, such as dry cleaners, gas stations, combustion 

sources, and laboratories; mobile sources, such as automobiles; and area sources, such as landfills and oil and 
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gas facilities. Adverse health effects associated with exposure to TACs may include carcinogenic (i.e., cancer-

causing) and non-carcinogenic effects. Non-carcinogenic effects typically affect one or more target organ systems 

and may be experienced on either short-term (acute) or long-term (chronic) exposure to a given TAC. 

Diesel Particulate Matter 

Diesel particulate matter (DPM) is part of a complex mixture that makes up diesel exhaust. Diesel exhaust is 

composed of two phases, gas and particle, both of which contribute to health risks. More than 90 percent of DPM 

is less than 1 micrometer in diameter (about 1/70 the diameter of a human hair), and thus is a subset of PM2.5 

(CARB 2026l). DPM is typically composed of carbon particles (“soot,” also called black carbon) and numerous 

organic compounds, including over 40 known cancer-causing organic substances. Examples of these chemicals 

include polycyclic aromatic hydrocarbons, benzene, formaldehyde, acetaldehyde, acrolein, and 1,3-butadiene 

(CARB 2026l). The CARB classified “particulate emissions from diesel-fueled engines” (i.e., DPM) (17 CCR 93000) 

as a TAC in August 1998. DPM is emitted from a broad range of diesel engines: on-road diesel engines, including 

trucks, buses, and cars, and off-road diesel engines, including locomotives, marine vessels, and heavy-duty 

construction equipment, among others. Approximately 70 percent of all airborne cancer risk in California is 

associated with DPM (CARB 2000). To reduce the cancer risk associated with DPM, CARB adopted a diesel risk 

reduction plan in 2000 (CARB 2000). Because it is part of PM2.5, DPM also contributes to the same non-cancer 

health effects as PM2.5 exposure. These effects include premature death; hospitalizations and emergency 

department visits for exacerbated chronic heart and lung disease, including asthma; increased respiratory 

symptoms; and decreased lung function in children. Several studies suggest that exposure to DPM may also 

facilitate development of new allergies (CARB 2026l). Those most vulnerable to non-cancer health effects are 

children, whose lungs are still developing, and older people, who often have chronic health problems. 

Odorous Compounds 

Odors are generally regarded as an annoyance or a quality of life impact, rather than a health hazard. 

Manifestations of a person’s reaction to odors can range from psychological (e.g., irritation, anger, or anxiety) to 

physiological (e.g., circulatory and respiratory effects, nausea, vomiting, and headache). The ability to detect odors 

varies considerably among the population and overall is quite subjective. People may have different reactions to 

the same odor. An odor that is offensive to one person may be perfectly acceptable to another (e.g., coffee roaster). 

An unfamiliar odor is more easily detected and is more likely to cause complaints than a familiar one. In a 

phenomenon known as odor fatigue, a person can become desensitized to almost any odor, and recognition may 

only occur with an alteration in the intensity. The occurrence and severity of odor impacts depend on the nature, 

frequency, and intensity of the source; wind speed and direction; microclimate; relative humidity; temperature; 

topography; and the sensitivity of receptors.  

Valley Fever 

Coccidioidomycosis, more commonly known as “valley fever,” is an infection caused by inhalation of the spores of 

the Coccidioides immitis fungus, which grows in the soils of the southwestern United States. The fungus is very 

prevalent in the soils of California’s San Joaquin Valley, particularly in Kern County. The ecologic factors that appear 

to be most conducive to survival and replication of the spores are high summer temperatures, mild winters, sparse 

rainfall, and alkaline, sandy soils. Orange County is not considered a highly endemic county (“highly endemic” 

meaning more than 20 cases annually of valley fever per 100,000 people) based on the incidence rates reported 

through 2022. The latest report from the California Department of Public Health indicates that Orange County had 

297 cases in 2022, or 9.4 cases per 100,000 people (CDPH 2023). 
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Sensitive Receptors 

Some land uses are considered more sensitive to changes in air quality than others, depending on the population 

groups and the activities involved. People most likely to be affected by air pollution include children, the elderly, 

athletes, and people with cardiovascular and chronic respiratory diseases. Facilities and structures where these 

air-pollution-sensitive people live or spend considerable amounts of time are known as sensitive receptors. Land 

uses where air-pollution-sensitive individuals are most likely to spend time include schools and schoolyards, parks 

and playgrounds, daycare centers, nursing homes, hospitals, and residential communities (sensitive sites or 

sensitive land uses) (CARB 2005).  

The SCAQMD identifies sensitive receptors as residences, schools, playgrounds, childcare centers, long-term 

healthcare facilities, rehabilitation centers, convalescent centers, and retirement homes (SCAQMD 1993). Of note, 

the proposed residential land uses are considered sensitive receptors to air pollution because residents (including 

children and the elderly) tend to be at home for extended periods of time, resulting in sustained exposure to any 

pollutants present.  

Background Health Risk 

The SCAQMD conducted its first Multiple Air Toxics Exposure Study (MATES) in 1986 and 1987. The SCAQMD 

provided updates and expanded information in the MATES program as follows: MATES II (2000), MATES III (2008), 

MATES IV (2015), and MATES V (2021). MATES V includes a monitoring program, an updated emissions inventory 

of TACs, and a modeling effort to characterize risk across the SCAB. MATES V focuses on the carcinogenic risk from 

exposure to air toxics and includes an exploratory evaluation of chronic non-cancer health impacts, but it does not 

estimate mortality or other health effects from criteria air pollutant exposures. The key findings of MATES V are as 

follows (SCAQMD 2021): 

▪ During the study period, the average SCAB cancer risk from air toxics based on the annual average levels 

calculated from the 10 monitoring sites data ranged from 585 to 842 per million. The carcinogenic risk 

from air toxics in the Basin is about 40 percent lower than the monitored average in MATES IV and 84 

percent lower than the average in MATES II.  

▪ Diesel exhaust was the key driver for air toxics risk, accounting for nearly 50 percent of the total air toxics 

risk estimated from monitoring. However, the average levels of diesel PM in MATES V are 53 percent lower 

at the 10 monitoring sites compared to MATES IV and 86 percent lower since MATES II based on monitored 

data. These reductions reflect recent and continued efforts by the District, CARB and US EPA, that reduce 

diesel PM emissions, especially from mobile sources.  

▪ Model estimated air toxics risk showed an overall SCAB-wide reduction. The SCAB-wide estimated 

population-weighted risk was 54 percent lower in MATES V compared to MATES IV. Furthermore, the 

population-weighted cancer risk decreased by 57 percent in communities experiencing environmental 

injustices (EJ communities) overall compared to a 53 percent reduction in non-EJ communities. 

▪ The chronic non-cancer health impacts monitoring data indicate that chronic non-cancer health impacts 

have decreased significantly since MATES III, however, the chronic hazard indices have remained similar 

at the fixed monitoring locations since MATES IV. 
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4.3.2 Regulatory Requirements 

4.3.2.1 Federal 

Federal Clean Air Act 

The federal Clean Air Act, passed in 1970 and last amended in 1990, forms the basis for the national air pollution 

control effort. EPA is responsible for implementing most aspects of the Clean Air Act, including setting National 

Ambient Air Quality Standards (NAAQS) for major air pollutants; setting hazardous air pollutant (HAP) standards; 

approving state attainment plans; setting motor vehicle emissions standards; issuing stationary source emissions 

standards and permits; and establishing acid rain control measures, stratospheric O3 protection measures, and 

enforcement provisions. NAAQS are established for criteria pollutants under the Clean Air Act, which are O3, CO, 

NO2, SO2, PM10, PM2.5, and lead. 

The NAAQS describe acceptable air quality conditions designed to protect the health and welfare of the citizens of 

the nation. The NAAQS (other than for O3, NO2, SO2, PM10, PM2.5, and those based on annual averages or arithmetic 

mean) are not to be exceeded more than once per year. NAAQS for O3, NO2, SO2, PM10, and PM2.5 are based on 

statistical calculations over one-to-three-year periods, depending on the pollutant. The Clean Air Act requires EPA 

to reassess the NAAQS at least every five years to determine whether adopted standards are adequate to protect 

public health based on current scientific evidence. States with areas that exceed the NAAQS must prepare State 

Implementation Plans that demonstrate how those areas will attain the NAAQS within mandated timeframes.  

Hazardous Air Pollutants 

The 1977 federal Clean Air Act amendments required the EPA to identify National Emission Standards for HAPs to 

protect public health and welfare. HAPs include certain volatile organic chemicals, pesticides, herbicides, and 

radionuclides that present a tangible hazard, based on scientific studies of exposure to humans and other 

mammals. Under the 1990 federal Clean Air Act amendments, which expanded the control program for HAPs, 189 

substances and chemical families were identified as HAPs. 

4.3.2.2 State 

California Criteria Air Pollutants 

The federal Clean Air Act delegates the regulation of air pollution control and the enforcement of the NAAQS to the 

states. In California, the task of air quality management and regulation has been legislatively granted to CARB, with 

subsidiary responsibilities assigned to air quality management districts and air pollution control districts at the 

regional and county levels. CARB, which became part of the California Environmental Protection Agency in 1991, is 

responsible for ensuring implementation of the California Clean Air Act of 1988, responding to the federal Clean Air 

Act, and regulating emissions from motor vehicles and consumer products. 

CARB has established the California Ambient Air Quality Standards (CAAQS), which are generally more restrictive 

than the NAAQS. As stated previously, an ambient air quality standard defines the maximum amount of a pollutant 

averaged over a specified period of time that can be present in outdoor air without harm to the public's health. For 

each pollutant, concentrations must be below the relevant CAAQS before a geographical area can attain the 

corresponding CAAQS. Air quality is considered “in attainment” if pollutant levels are continuously below the CAAQS 

and violate the standards no more than once each year. The CAAQS for O3, CO, SO2 (1-hour and 24-hour), NO2, 
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PM10, and PM2.5 and visibility-reducing particles are values that are not to be exceeded. All others are not to be 

equaled or exceeded.  

California air districts have based their thresholds of significance for California Environmental Quality Act (CEQA) 

purposes on the levels that scientific and factual data demonstrate that the air basin can accommodate without 

affecting the attainment date for the NAAQS or CAAQS. Since an ambient air quality standard is based on maximum 

pollutant levels in outdoor air that would not harm the public’s health, and air district thresholds pertain to 

attainment of the ambient air quality standard, this means that the thresholds established by air districts are also 

protective of human health. The NAAQS and CAAQS are presented in Table 4.3-1, Ambient Air Quality Standards. 

Table 4.3-1. Ambient Air Quality Standards 

Pollutant Averaging Time 

California Standardsa National Standardsb 

Concentrationc Primaryc,d Secondaryc,e 

Ozone (O3) 1 hour 0.09 ppm (180 g/m3) — Same as Primary 

Standardf 8 hours 0.070 ppm (137 g/m3) 0.070 ppm 

(137 g/m3)f 

Nitrogen 

dioxide (NO2)g 

1 hour 0.18 ppm (339 g/m3) 0.100 ppm 

(188 g/m3) 

Same as Primary 

Standard 

Annual Arithmetic 

Mean 
0.030 ppm (57 g/m3) 0.053 ppm 

(100 g/m3) 

Carbon 

monoxide 

(CO) 

1 hour 20 ppm (23 mg/m3) 35 ppm (40 mg/m3) None 

8 hours 9.0 ppm (10 mg/m3) 9 ppm (10 mg/m3) 

Sulfur dioxide 

(SO2)h 

1 hour 0.25 ppm (655 g/m3) 0.075 ppm 

(196 g/m3) 

— 

3 hours — — 0.5 ppm 

(1,300 g/m3) 

24 hours 0.04 ppm (105 g/m3) 0.14 ppm  

(for certain areas)g 

— 

Annual — 0.030 ppm  

(for certain areas)g 

— 

Course 

Particulate 

Matter (PM10)i 

24 hours 50 g/m3 150 g/m3 Same as Primary 

Standard Annual Arithmetic 

Mean 
20 g/m3 — 

Fine 

Particulate 

Matter (PM2.5)i 

24 hours — 35 g/m3 Same as Primary 

Standard 

Annual Arithmetic 

Mean 
12 g/m3 9.0 g/m3 15.0 g/m3 

Leadj,k 30-day Average 1.5 g/m3 — — 

Calendar Quarter — 1.5 g/m3  

(for certain areas)k 

Same as Primary 

Standard 

Rolling 3-Month 

Average 

— 0.15 g/m3 

Hydrogen 

sulfide 

1 hour 0.03 ppm (42 µg/m3) — — 

Vinyl chloridej 24 hours 0.01 ppm (26 µg/m3) — — 

Sulfates 24 hours 25 µg/m3 — — 
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Table 4.3-1. Ambient Air Quality Standards 

Pollutant Averaging Time 

California Standardsa National Standardsb 

Concentrationc Primaryc,d Secondaryc,e 

Visibility-

reducing 

particles 

8 hour (10:00 a.m. 

to 6:00 p.m. PST) 

Insufficient amount to 

produce an extinction 

coefficient of 0.23 per 

kilometer due to 

particles when the 

relative humidity is less 

than 70 percent 

— — 

Source: CARB 2024. 

Notes: ppm = parts per million by volume; g/m3 = micrograms per cubic meter; mg/m3= milligrams per cubic meter; PST = Pacific 

Standard Time. 
a California standards for O3, CO, SO2 (1-hour and 24-hour), NO2, suspended particulate matter—PM10, PM2.5, and visibility-reducing 

particles—are values that are not to be exceeded. All others are not to be equaled or exceeded. California Ambient Air Quality 

Standards are listed in the Table of Standards in Section 70200 of Title 17 of the California Code of Regulations. 
b National standards (other than O3, NO2, SO2, particulate matter, and those based on annual averages or annual arithmetic mean) 

are not to be exceeded more than once a year. The O3 standard is attained when the fourth highest 8-hour concentration measured 

at each site in a year, averaged over 3 years, is equal to or less than the standard. For PM10, the 24-hour standard is attained 

when the expected number of days per calendar year with a 24-hour average concentration above 150 µg/m3 is equal to or less 

than one. For PM2.5, the 24-hour standard is attained when 98 percent of the daily concentrations, averaged over 3 years, are 

equal to or less than the standard.  
c Concentration expressed first in units in which it was promulgated. Equivalent units given in parentheses are based upon a reference 

temperature of 25°C) and a reference pressure of 760 torr. Most measurements of air quality are to be corrected to a reference 

temperature of 25°C and a reference pressure of 760 torr; ppm in this table refers to ppm by volume, or micromoles of pollutant per 

mole of gas. 
d National Primary Standards: The levels of air quality necessary, with an adequate margin of safety to protect the public health. 
e National Secondary Standards: The levels of air quality necessary to protect the public welfare from any known or anticipated 

adverse effects of a pollutant. 
f On October 1, 2015, the primary and secondary National Ambient Air Quality Standards for O 3 were lowered from 0.075 

ppm to 0.070 ppm 
g To attain the 1-hour national standard, the 3-year average of the annual 98th percentile of the 1-hour daily maximum concentrations 

at each site must not exceed 100 parts per billion (ppb). Note that the national 1-hour standard is in units of ppb. California standards 

are in units of ppm. To directly compare the national 1-hour standard to the California standards the units can be converted from ppb 

to ppm. In this case, the national standard of 100 ppb is identical to 0.100 ppm. 
h On June 2, 2010, a new 1-hour SO2 standard was established, and the existing 24-hour and annual primary standards were revoked. 

To attain the 1-hour national standard, the 3-year average of the annual 99th percentile of the 1-hour daily maximum concentrations 

at each site must not exceed 75 ppb. The 1971 SO2 national standards (24-hour and annual) remain in effect until 1 year after an 

area is designated for the 2010 standard, except that in areas designated nonattainment of the 1971 standards, the 1971 standards 

remain in effect until implementation plans to attain or maintain the 2010 standards are approved. 
i On December 14, 2012, the national annual PM2.5 primary standard was lowered from 15 g/m3 to 12.0 g/m3. The existing national 

24-hour PM2.5 standards (primary and secondary) were retained at 35 g/m3, as was the annual secondary standard of 15 μg/m3. 

The existing 24-hour PM10 standards (primary and secondary) of 150 g/m3 also were retained. The form of the annual primary and 

secondary standards is the annual mean, averaged over 3 years. 
j CARB has identified lead and vinyl chloride as toxic air contaminants (TACs) with no threshold level of exposure for adverse 

health effects determined. These actions allow for the implementation of control measures at levels below the ambient 

concentrations specified for these pollutants. 
k The national standard for lead was revised on October 15, 2008, to a rolling 3-month average. The 1978 lead standard (1.5 

μg/m3 as a quarterly average) remains in effect until one year after an area is designated for the 2008 standard, except that in 

areas designated nonattainment for the 1978 standard, the 1978 standard remains in effect until implementation plans to attain 

or maintain the 2008 standard are approved. 
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Toxic Air Contaminants 

The State Air Toxics Program was established in 1983 under Assembly Bill (AB) 1807. The California toxic air 

contaminant (TAC) list identifies more than 200 pollutants, of which carcinogenic and non-carcinogenic toxicity 

criteria have been established for a subset of these pollutants pursuant to the California Health and Safety Code. 

In accordance with AB 2728, the state list includes the (federal) HAPs.  

In 1987, the legislature enacted the Air Toxics “Hot Spots” Information and Assessment Act of 1987 (AB 2588) to 

address public concern over the release of TACs into the atmosphere. AB 2588 law requires facilities emitting toxic 

substances to provide local air pollution control districts with information that will allow an assessment of the air 

toxics problem, identification of air toxics emissions sources, location of resulting hotspots, notification of the public 

exposed to significant risk, and development of effective strategies to reduce potential risks to the public over 

5 years. TAC emissions from individual facilities are quantified and prioritized. “High-priority” facilities are required 

to perform a health risk assessment, and if specific thresholds are exceeded, the facility operator is required to 

communicate the results to the public in the form of notices and public meetings. 

Truck Idling Regulations 

Section 2485 in Title 13 of the CCR states that the idling of all diesel-fueled commercial vehicles (weighing over 

10,000 pounds) during construction shall be limited to 5 minutes at any location. In addition, Section 93115 in 

Title 17 of the CCR states that operations of any stationary, diesel-fueled, compression-ignition engines shall meet 

specified fuel and fuel additive requirements and emissions standards. 

California Health and Safety Code Section 41700 

Section 41700 of the Health and Safety Code states that a person shall not discharge from any source whatsoever 

quantities of air contaminants or other material that cause injury, detriment, nuisance, or annoyance to any 

considerable number of persons or to the public; or that endanger the comfort, repose, health, or safety of any of 

those persons or the public; or that cause, or have a natural tendency to cause, injury or damage to business or 

property. This section also applies to sources of objectionable odors. 

4.3.2.3 Local 

South Coast Air Quality Management District  

The SCAQMD is the regional agency responsible for the regulation and enforcement of federal, state, and local air 

pollution control regulations within the South Coast Air Basin (SCAB), which includes the Orange County and the 

Project area. SCAQMD operates monitoring stations in the SCAB, develops rules and regulations for stationary sources 

and equipment, prepares emissions inventory and air quality management planning documents, and conducts source 

testing and inspections. SCAQMD’s Air Quality Management Plans (AQMPs) include control measures and strategies 

to be implemented to attain the CAAQS and NAAQS in the SCAB. SCAQMD then implements these control measures 

as regulations to control or reduce criteria pollutant emissions from stationary sources or equipment. 

The 2022 AQMP was adopted on December 2, 2022, and was developed to address the 2015 national ozone 

standard. The 2022 AQMP provides the regional path towards improving air quality and meeting federal standards 

for air pollutants. The 2022 AQMP builds upon measures already in place from previous AQMPs. It also includes a 

variety of additional strategies such as regulation, accelerated deployment of available cleaner technologies (e.g., 

zero emissions technologies, when cost-effective and feasible, and low NOx technologies in other applications), best 
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management practices, co-benefits from existing programs (e.g., climate and energy efficiency), incentives, and 

other Clean Air Act measures to achieve the 2015 federal ozone standard (SCAQMD 2022). 

SCAQMD Applicable Rules and Regulations 

Emissions generated by the Project within SCAQMD jurisdiction will be subject to SCAQMD rules and regulations. 

The SCAQMD rules that may apply to future development under the Project include but may not be limited to 

the following: 

SCAQMD Rule 401 – Visible Emissions. This rule establishes the limit for visible emissions from stationary sources 

for a period or periods aggregating more than three minutes in any hour. This rule prohibits visible emissions dark 

or darker than Ringelmann No. 1 for periods greater than three minutes in any hour or such opacity which could 

obscure an observer’s view to a degree equal or greater than does smoke. 

SCAQMD Rule 402 – Nuisance. This rule prohibits the discharge of air pollutants from a facility that cause injury, 

detriment, nuisance, or annoyance to the public or damage to business or property. 

SCAQMD Rule 403 – Fugitive Dust. This rule requires fugitive dust sources to implement best available control 

measures for all sources and prohibits all forms of visible particulate matter from crossing any property line. 

SCAQMD Rule 403 is intended to reduce PM10 emissions from any transportation, handling, construction, or storage 

activity that has the potential to generate fugitive dust. 

SCAQMD Rule 445 – Wood Burning Devices. The purpose of this rule is to reduce the emission of particulate matter 

from woodburning devices and establish contingency measures for applicable O3 standards for the reduction of 

VOCs. Per Rule 445, no person shall permanently install a wood-burning device into any new development. 

SCAQMD Rule 1110.2 – Emissions from Gaseous- and Liquid-Fueled Engines. This rule applies to stationary and 

portable engines rated at greater than 50 horsepower. The purpose of Rule 1110.2 is to reduce NOx, VOCs, and 

CO emissions from engines. Emergency engines, including those powering standby generators, are generally 

exempt from the emissions and monitoring requirements of this rule because they have permit conditions that limit 

operation to 200 hours or less per year as determined by an elapsed operating time meter. 

SCAQMD Rule 1113 – Architectural Coatings. This rule requires manufacturers, distributors, and end users of 

architectural and industrial maintenance coatings to reduce VOC emissions from the use of these coatings, primarily 

by placing limits on the VOC content of various coating categories. 

SCAQMD Rule 1146 – Emissions of NOx from Small Industrial, Institutional, and Commercial Boilers, Steam 

Generators and Process Heaters. The purpose of this rule is to reduce NOx emissions from natural gas-fired water 

heaters, boilers, and process heaters. This rule applies to boilers, steam generators, and process heaters that are 

greater than 2 million Btu per hour rated heat input capacity used in any industrial, institutional, or 

commercial operation. 

SCAQMD Rule 1153.1 – Emissions of Oxides of Nitrogen from Commercial Food Ovens. The purpose of this rule to 

reduce NOx emissions from gaseous and liquid fuel combustion equipment. This rule applies to in-use ovens, dryers, 

smokers, and dry roasters with NOx emissions from fuel combustion that require SCAQMD permits and are used to 

prepare food or products for human consumption. 
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SCAQMD Rule 1403 – Asbestos Emissions from Demolition/Renovation Activities. This rule states that an owner 

or operator of any demolition or renovation activity is required to have an asbestos study performed prior to 

demolition and to provide notification to SCAQMD prior to commencing demolition activities. 

Southern California Association of Governments 

The Southern California Association of Governments (SCAG) is the regional planning agency for Los Angeles, Orange, 

Ventura, Riverside, San Bernardino, and Imperial counties and serves as a forum for regional issues relating to 

transportation, the economy, community development, and the environment. SCAG serves as the federally 

designated metropolitan planning organization for the Southern California region and is the largest metropolitan 

planning organization in the United States. 

0n April 4, 2024, SCAG’s Regional Council adopted the Connect SoCal 2024 Regional Transportation 

Plan/Sustainable Communities Strategy (RTP/SCS). Connect SoCal is a long-range visioning plan that balances 

future mobility and housing needs with economic, environmental, and public health goals. Connect SoCal charts a 

path toward a more mobile, sustainable, and prosperous region by making connections between transportation 

networks, between planning strategies and between the people whose collaboration can improve the quality of life 

for Southern Californians. Connect SoCal embodies a collective vision for the region’s future and is developed with 

input from local governments, county transportation commissions, tribal governments, non-profit organizations, 

businesses, and local stakeholders within the counties of Imperial, Los Angeles, Orange, Riverside, San Bernardino, 

and Ventura (SCAG 2024). The updated growth projections from the 2024 RTP/SCS have not yet been incorporated 

into an adopted AQMP. As stated above, the SCAQMD adopted the 2022 AQMP, which incorporates previous 

regional growth projections (SCAG 2020; SCAQMD 2022). 

South Coast Air Basin Attainment Designation  

Table 4.3-2, South Coast Air Basin Attainment Classification, states the current attainment status of the SCAB with 

respect to the NAAQS and CAAQS. 
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Table 4.3-2. South Coast Air Basin Attainment Classification 

Pollutant 

Designation/Classification 

National Standards California Standards 

Ozone (O3), 1-hour No national standard Nonattainment 

Ozone (O3), 8-hour Extreme Nonattainment Nonattainment 

Nitrogen Dioxide (NO2) Attainment/Maintenance Attainment 

Carbon Monoxide (CO) Attainment/Maintenance Attainment 

Sulfur Dioxide (SO2) Unclassifiable/Attainment Attainment 

Coarse Particulate Matter 

(PM10) 

Attainment/Maintenance Nonattainment 

Fine Particulate Matter 

(PM2.5) 

Serious Nonattainment Nonattainment 

Lead  Nonattainment1 Attainment 

Hydrogen Sulfide No National Standard Unclassified 

Sulfates No National Standard Attainment 

Visibility-Reducing Particles No National Standard Unclassified 

Vinyl Chloride No National Standard No designation 

Sources: EPA 2025a (national); CARB 2023 (California). 

Notes: Bold text = not in attainment; attainment = meets the standards; attainment/maintenance = achieves the standards after a 

nonattainment designation; nonattainment = does not meet the standards; unclassified or unclassifiable = insufficient data to classify; 

unclassifiable/attainment = meets the standard or is expected to be meet the standard despite a lack of monitoring data. 
1 Partial Nonattainment designation – Los Angeles County portion of Basin only for near-source monitors. 

In summary, the SCAB is designated as a nonattainment area for federal and state O3 standards and federal and 

state PM2.5 standards. The SCAB is designated as a nonattainment area for state PM10 standards; however, it is 

designated as an attainment/maintenance area for federal PM10 standards. While the SCAB has been designated 

as nonattainment for the federal rolling 3-month average lead standard, it is designated attainment for the state 

lead standard. The SCAB is designated as an attainment and maintenance area for all other pollutants (EPA 2025a; 

CARB 2023). 

Despite the current nonattainment status, air quality in the SCAB has generally improved since the inception of air 

pollutant monitoring in 1976. This improvement is mainly a result of lower-polluting on-road motor vehicles, more 

stringent regulation of industrial sources, and the implementation of emission reduction strategies by SCAQMD. 

This trend toward cleaner air has occurred in spite of continued population growth. Air quality has improved 

significantly over the years, primarily because of the impacts of the region’s air quality control program. although 

the rate of O3 decline has slowed in recent years. 

Ambient Air Quality  

CARB, air districts, and other agencies monitor ambient air quality at approximately 250 air quality monitoring 

stations across the state. The SCAQMD monitors local ambient air quality within the SCAB. Air quality monitoring 

stations usually measure pollutant concentrations 10 feet above ground level; therefore, air quality is often referred 

to in terms of ground-level concentrations.  

The ambient data presented in Table 4.3-3 reflect the highest concentrations reported at the monitoring station 

located at 1630 W. Pampas Lane, Anaheim Of the available monitoring stations within the SCAB, the Anaheim 

station is the closest station to the Project area and is considered representative of the air quality experienced in 
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the Project vicinity. Ambient concentration estimates for SO2 were not available at the Anaheim monitoring station, 

so the next nearest monitoring station, located at 1710 E 20th street Signal Hill, was used for this pollutant. The 

most recent background ambient air quality data from 2022 to 2024 are presented in Table 4.3-3, Local Ambient 

Air Quality Data. 

Table 4.3-3. Local Ambient Air Quality Data 

Averaging Time Unit 

Agency/ 

Method 

Ambient 

Air 

Quality 

Standard 

Measured Concentration 

by Year 

Days of Exceedance by 

Year 

2022 2023 2024 2022 2022 22024 

Ozone (O3)1 

Maximum  

1-hour 

concentration 

ppm California 0.12 0.102 0.089 0.104 1 0 3 

Maximum  

8-hour 

concentration 

ppm California 0.070 0.077 0.077 0.079 1 2 3 

National 0.070 0.076 0.076 0.076 1 2 3 

Nitrogen Dioxide (NO2)1  

Maximum  

1-hour 

concentration 

ppm California 0.18 0.053 0.050 0.053 0 0 0 

National 0.100 0.053 0.051 0.053 0 0 0 

Annual 

concentration 

ppm California 0.030 0.011 0.010 0.010 — — — 

National 0.053 0.012 0.010 0.011 — — — 

Carbon Monoxide (CO)1  

Maximum  

1-hour 

concentration 

ppm California 20       

National 35 2.4 2.5 2.8 0 0 0 

Maximum  

8-hour 

concentration 

ppm California 9       

National 9 1.4 1.6 2.4 0 0 0 

Sulfur Dioxide (SO2)2 

Maximum  

1-hour 

concentration 

ppm National 0.075 0.006 0.023 0.008 0 0 0 

Maximum  

24-hour 

concentration 

ppm National 0.14 0.002 0.005 0.001 0 0 0 

Annual 

concentration 

ppm National 0.030 0.0047 0.0028 0.0034 0 0 0 

Coarse Particulate Matter (PM10)1,a  

Maximum  

24-hour 

concentration 

g/

m3 

California 50 66.7 99.4 42.4 ND 

(1) 

ND 

(1) 

ND 

(0) 

National 150 67.0 97.8 118.9 ND 

(0) 

ND 

(0) 

0 

(0) 

Annual 

concentration 
g/

m3 

California 20 20.9 20.6 27.7 — — — 
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Table 4.3-3. Local Ambient Air Quality Data 

Averaging Time Unit 

Agency/ 

Method 

Ambient 

Air 

Quality 

Standard 

Measured Concentration 

by Year 

Days of Exceedance by 

Year 

2022 2023 2024 2022 2022 22024 

Fine Particulate Matter (PM2.5)1,a  

Maximum  

24-hour 

concentration 

g/

m3 

National 35 33.1 45.6 49.7 0 

(0) 

1 

(1) 

5 

(5) 

Annual 

concentration 
g/

m3 

California 12 9.9 ND 10.5 — — — 

National 12.0 9.8 9.1 10.5 — — — 

Sources: CARB 2026m; EPA 2025b. 

Notes: ppm = parts per million by volume; — = not available; g/m3 = micrograms per cubic meter; ND = insufficient data available to 

determine the value.  

Data taken from CARB iADAM (http://www.arb.ca.gov/adam) and EPA AirData (http://www.epa.gov/airdata/) represent the highest 

concentrations experienced over a given year.  
1 Anaheim monitoring station data 
2 1710 E. 20th Street, Signal Hill monitoring station data 

Exceedances of national and California standards are only shown for O3 and particulate matter. Daily exceedances for particulate 

matter are estimated days because PM10 and PM2.5 are not monitored daily. All other criteria pollutants did not exceed national or 

California standards during the years shown. There is no national standard for 1-hour O3, annual PM10, or 24-hour SO2, nor is there a 

California 24-hour standard for PM2.5. 
a Measurements of PM10 and PM2.5 are usually collected every 6 days and every 1 to 3 days, respectively. Number of days 

exceeding the standards is a mathematical estimate of the number of days concentrations would have been greater than 

the level of the standard had each day been monitored.  

City of Costa Mesa 2015-2035 General Plan 

The following goals and policies from the City of Costa Mesa’s 2015-2035 General Plan may be applicable to the 

proposed Project specifically regarding air quality or having the co-benefit of reducing air pollutant emissions. 

Conservation Element 

Goal CON-4:  Improved Air Quality. Take steps to improve and maintain air quality for the benefit of the health 

and vitality of residents and the local economy. In alignment with State emissions reduction goals 

and in cooperation with the South Coast Air Quality Management District, pursue regional 

collaboration to reduce emissions from all sources. 

Policy CON-4.A.1: Support regional policies and efforts that improve air quality to protect human and 

environmental health, and minimize disproportionate impacts on sensitive 

population groups. 

Policy CON-4.A.2: Encourage businesses, industries and residents to reduce the impact of direct, indirect, 

and cumulative impacts of stationary and non-stationary pollution sources. 

Policy CON-4.A.4: Continue to participate in regional planning efforts with the Southern California Association 

of Governments, nearby jurisdictions, and the South Coast Air Quality Management District 

to meet or exceed air quality standards. 

Policy CON-4.A.5: Encourage compact development, infill development, and a mix of uses that are in 

proximity to transit, pedestrian, and bicycling infrastructures. 
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Policy CON-4.A.6: Enhance bicycling and walking infrastructure, and support public bus service, pursuant to 

the Circulation Element’s goals, objectives, and policies. 

Policy CON-4.A.7: Encourage installation of renewable energy devices for businesses and facilities and strive 

to reduce communitywide energy consumption. 

Policy CON-4.A.8: Develop long-term, community-wide strategies and programs that work at the local level to 

reduce greenhouse gases and Costa Mesa’s “carbon footprint”. 

Circulation Element  

Goal C-11: Promote the Positive Air Quality, Health, and Economic Benefits of Active Transportation. 

Encourage active transportation by promoting air quality, health, and economic benefits, and by 

pursuing multiple sources of funding for active transportation programs and facilities. 

Policy C-11.3: Increase pedestrian and bicycle trips, thereby reducing vehicle trips and vehicle 

miles Traveled. 

Policy C-11.7: Encourage developers to include features, amenities and programs that are proven to 

increase walking and/or bicycling. 

Policy C-11.8: Offer incentives for businesses whose employees walk or bike to work. 

Existing Community-Based and Specific Plans  

The 19 West Urban Plan, SoBECA Urban Plan, Mesa West Bluffs Urban Plan, Mesa West Residential Ownership 

Urban Plan/Mixed-Use Overlay, Harbor Mixed-Use Overlay, Residential Incentive Overlay, North Costa Mesa Specific 

Plan, One Metro West Specific Plan, and the Newport Boulevard Specific Plan are existing community-based or 

specific plans within the city. However, there are no goals or policies pertaining to air quality within these plans. 

4.3.3 Thresholds of Significance 

Appendix G of the CEQA Guidelines (14 CCR 15000 et seq.) indicates that, where available, the significance criteria 

established by the applicable air quality management district or air pollution control district may be relied upon to 

determine whether the Project would have a significant impact on air quality.  

SCAQMD has established Air Quality Significance Thresholds, as revised in March 2023, that set forth quantitative 

emission significance thresholds below which a project would not have a significant impact on ambient air quality, 

as shown in Table 4.3-4 (SCAQMD 2023).  
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Table 4.3-4. SCAQMD Air Quality Significance Thresholds 

Criteria Pollutants Mass Daily Thresholds 

Pollutant Construction (pounds per day) Operation (pounds per day) 

VOCs 75 55 

NOx 100 55 

CO 550 550 

SOx 150 150 

PM10 150 150 

PM2.5 55 55 

Leada 3 3 

TACs and Odor Thresholds 

TACsb  Maximum incremental cancer risk 10 in 1 million 

Cancer Burden > 0.5 excess cancer cases (in areas 1 in 1 million) 

Chronic and acute hazard index 1.0 (project increment) 

Odor Project creates an odor nuisance pursuant to SCAQMD Rule 402 

Ambient Air Quality Standards for Criteria Pollutants c 

NO2 1-hour average 

NO2 annual arithmetic mean 

SCAQMD is in attainment; project is significant if it causes or contributes 

to an exceedance of the following attainment standards: 

0.18 ppm (state) 

0.030 ppm (state) and 0.0534 ppm (federal) 

CO 1-hour average  

CO 8-hour average 

SCAQMD is in attainment; project is significant if it causes or contributes 

to an exceedance of the following attainment standards:  

20 ppm (state) and 35 ppm (federal) 

9.0 ppm (state/federal) 

PM10 24-hour average 

PM10 annual average 

10.4 g/m3 (construction)d  

2.5 g/m3 (operation) 

1.0 g/m3 

PM2.5 24-hour average 10.4 g/m3 (construction)d 

2.5 g/m3 (operation) 

Source: SCAQMD 2023. 

Notes: SCAQMD = South Coast Air Quality Management District; VOC = volatile organic compounds; NOx = oxides of nitrogen; CO = 

carbon monoxide; SOx = sulfur oxides; PM10 = coarse particulate matter; PM2.5 = fine particulate matter; TAC = toxic air contaminant; 

NO2 = nitrogen dioxide; ppm = parts per million by volume; g/m3 = micrograms per cubic meter.  
a The phaseout of leaded gasoline started in 1976. Since gasoline no longer contains lead, the Project is not anticipated to result 

in impacts related to lead; therefore, it is not discussed in this analysis. 
b TACs include carcinogens and noncarcinogens. 
c Ambient air quality standards for criteria pollutants are based on SCAQMD Rule 1303, Table A-2, unless otherwise stated. 
d Ambient air quality threshold are based on SCAQMD Rule 403. 

The phasing out of leaded gasoline started in 1976. As gasoline no longer contains lead, the development of the 

Project is not anticipated to result in impacts related to lead; therefore, it is not discussed in this analysis. 

Threshold 4.3-1 

The evaluation of whether the Project would conflict with or obstruct implementation of the applicable SCAQMD 

AQMP is based on the SCAQMD CEQA Air Quality Handbook (SCAQMD 1993), Chapter 12, Sections 12.2 and 12.3. 

The first criterion assesses whether the potential future development of the additional 21,522 units and 
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10,630,361 square feet of commercial uses by 2056 would result in an increase in the frequency or severity of 

existing air quality violations or cause or contribute to new violations, which is addressed in detail under Threshold 

4.3-2. The second criterion is whether implementation of the Project would exceed the assumptions in the SCAQMD 

AQMP or increments based on the year of buildout. 

Threshold 4.3-2 

By its nature, air pollution is largely a cumulative impact. However, project-level thresholds of significance for criteria 

pollutants are used in the determination of whether a project’s individual emissions would have a cumulatively 

considerable contribution on air quality. If the Project’s emissions would exceed the applied significance thresholds, 

it would have a cumulatively considerable contribution. Conversely, if the emissions from Project implementation 

do not exceed the project-specific thresholds, it is generally not considered to result in a cumulatively significant 

impact (SCAQMD 2003a). Accordingly, to evaluate the potential for the Project to result in a cumulatively 

considerable net increase of any criteria pollutant for which the Project region is nonattainment under an applicable 

federal or state AAQS, this analysis applies SCAQMD’s criteria pollutants thresholds, as shown in Table 4.3-4, above.  

Threshold 4.3-3 

For project-level evaluations, the SCAQMD recommends a localized significance threshold (LST) analysis to evaluate 

the potential of localized air quality impacts to sensitive receptors in the immediate vicinity of a proposed project 

from construction and operation; however, an operational LST analysis is only applicable to land uses with on-site 

emission sources and is generally not applicable to residential land uses as they do not include substantial on-site 

sources of localized emissions. The LST methodology was developed to be used as a tool to assist lead agencies to 

analyze localized impacts associated with project-level impacts. However, the LSTs are applicable to projects at the 

project-specific level and are not applicable to regional projects, such as General Plans or the project, as specific 

discretionary projects have not been detailed at this time for the proposed Project. Accordingly, the application of 

the LSTs, which is voluntary, is not provided herein due to the applicability of LSTs on a site-by-site basis.  

Traffic-congested roadways and intersections have the potential to generate localized high levels of CO. Localized 

areas where ambient concentrations exceed federal and/or state standards for CO are termed “CO hotspots.” The 

transport of CO is extremely limited, as it disperses rapidly with distance from the source. However, under certain 

extreme meteorological conditions, CO concentrations near a congested roadway or intersection may reach 

unhealthy levels, affecting sensitive receptors. The assessment of the potential for the proposed Project to result 

in a CO hotspot is based on comparison to the SCAQMD 2003 AQMP CO hotspot analysis.  

The assessment of the Project’s potential to expose sensitive receptors to substantial pollutant concentrations also 

includes a qualitative evaluation regarding exposure to TACs from construction and operation (and associated 

health risk) of future development accommodated as a result of the Projects proposed land use changes. 

Threshold 4.3-4 

The potential for the Project to result in other emissions, specifically an odor impact (CEQA Guidelines, Appendix G, 

Threshold 4), is based on the Project’s land-use types and anticipated construction activity, and the potential for 

the Project to create an odor nuisance pursuant to SCAQMD Rule 402. 
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4.3.4 Impact Analysis 

4.3.4.1 Methodology 

As described in Chapter 3, Project Description, the Neighborhoods Where We All Belong Zoning Updates and 

Housing Element Implementation Project is a policy document that does not include or propose any site-specific 

development that could directly result in construction or operational impacts to the environment. However, 

implementation of the Project would facilitate additional future development in the city. Therefore, this Draft PEIR 

does not assess the site-specific construction and operation details of each future development within the Planning 

Area. Rather, it assesses the impacts associated with changes to existing land uses and the associated overall 

effects of buildout of the Neighborhoods Where We All Belong Zoning Updates and Housing Element 

Implementation Project through 2056, where reasonably foreseeable physical changes to the environment could 

occur. Analysis at a parcel or site-specific level was not conducted because, unless otherwise noted within this 

assessment, the actual locations of project development (and its chronologic sequence or concurrence) that may 

be implemented in the future are speculative.  

Therefore, since specifics for construction and operation of future development under the proposed Project are not 

known, the California Emissions Estimator Model (CalEEMod) default values were assumed based on development 

land use type and size.  

Construction Emissions 

Development Construction Scenario  

To determine if the Project, particularly the land-use changes that would provide for approximately 21,522 

additional dwelling units and approximately 10,630,320 square feet of commercial building square footage, would 

exceed the SCAQMD mass daily thresholds, a development scenario was modeled using CalEEMod Version 2022.1.  

For purposes of estimating Project emissions, construction is assumed to start in 2027 and have a duration of 30 

years. While construction specifics for buildout of the Project are not known, the analysis contained herein is based 

on the first full year of construction (2027), which is the estimated worst-case construction year because equipment 

and vehicle emission factors for later years would be slightly less due to more stringent standards for off-road 

equipment and heavy-duty trucks, as well as fleet turnover replacing older equipment and vehicles in later years. 

To estimate a single year of construction, the entire Project buildout land use quantities was scaled by 30-years of 

construction (i.e., 3.3 percent of total buildout) and then compressed to a one-year period. CalEEMod default values 

for buildout of 3.3 percent of the Project was estimated to take approximately 1.5 years; therefore, corresponding 

construction equipment were multiplied by a factor of 1.5 to account for the compressed one-year period (i.e., 

reducing schedule to half and increasing intensity by multiplying the equipment by 1.5). Worker and vendor trips 

were similarly multiplied by 1.5. CalEEMod default trip length values were used for the distances for all construction-

related trips. The resulting one-year construction assumptions are provided for each year of construction (duration 

of phases is approximate): 

▪ Demolition: 12 days 

▪ Site Preparation: 7 days 

▪ Grading: 19 days 

▪ Building Construction: 193 days  



4.3 – AIR QUALITY 

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR 17292 
JUNE 2026 4.3-23 

▪ Paving: 14 days  

▪ Application of Architectural Coatings: 14 days  

While only one phase of each type of construction activity is included in the model run, it is anticipated that this 

model scenario would include construction activity at more than one site within the Project area. Not all future 

development would require all the construction phases assumed above. However, the following six default 

CalEEMod construction phases were included to present a reasonable range of activities and capture a potential 

maximum daily and annual scenario: demolition, site preparation, grading, building construction, paving, and 

architectural coating. For example, due to the developed nature of most parcels in the Project area, many future 

projects may only require a demolition phase (of existing buildings and asphalt pavement) and minor site 

preparation phase prior to building construction, while some future projects may require renovation, which would 

be less intensive (and therefore, less polluting) than a full reconstruction of a development site. In addition, some 

future projects may not require any demolition, but would require site preparation and/or grading to prepare the 

site for development. To conservatively estimate emissions from demolition, it was assumed that 100 percent of 

the potential residential and commercial space would require demolition of existing structures. Due to the 

speculative nature of the amount of asphalt paving associated with potential future development, VOC off-gassing 

from asphalt pavement application is not included in the emissions estimates; however, paving phase emissions 

associated with paving equipment and vehicle trips are captured. Grading quantities are currently not identified; 

grading is anticipated to be minimal within the Project area because the Project area is generally built out, and 

therefore, it is likely that the majority of grading for the Project area took place during initial building development. 

The construction equipment mix and vehicle trips used for estimating the Project-generated construction emissions 

are shown in Table 4.3-5, Construction Scenario Assumptions. For the analysis, it was assumed that heavy 

construction equipment would be operating at the site 5 days per week (22 days per month) during proposed 

Project construction.  
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Table 4.3-5. Development Construction Scenario Assumptions 

Construction Phase 

Average Daily One-Way  

Vehicle Trips Equipment 

Worker 

Trips 

Vendor 

Truck 

Trips 

Truck 

Trips Equipment Type Quantity 

Usage 

Hours 

Demolition  38 10 84 Concrete/industrial saws 2 8 

Excavators 5 8 

Rubber-tired dozers 3 8 

Site Preparation  42 10 94 Rubber-tired dozers 5 8 

Tractors/loaders/backhoes 6 8 

Grading  48 10 97 Excavators 3 8 

Graders 2 8 

Rubber-tired dozers 2 8 

Scrapers 3 8 

Tractors/loaders/backhoes 3 8 

Building construction  1,450 309 0 Cranes 2 7 

Forklifts 5 8 

Generator sets 2 8 

Tractors/loaders/backhoes 5 7 

Welders 2 8 

Paving  36 10 0 Pavers 3 8 

Paving equipment 3 8 

Rollers 3 8 

Architectural coating 292 0 0 Air compressors 2 8 

Notes: See Appendix D, Air Quality and Greenhouse Gas Emissions Modeling, for details. 

Infrastructure Construction Scenario 

Infrastructure construction activities for the Project were modeled in CalEEMod using the linear land use type. The 

land use subtypes included water distribution, sewer infrastructure, and/or storm water pipeline upgrades 

necessitated by the increase in development. For the purposes of modeling, it was assumed that the upgrades 

would commence at the same time as the development construction scenario. It was assumed that approximately 

27 cubic yards would be required to be exported each day. Buildout of infrastructure construction assumptions, 

including phasing and equipment information, are based on CalEEMod default values and included below in 

Table 4.3-6. 
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Table 4.3-6. Open Trench Construction Infrastructure Scenario Assumptions 

Equipment Type 1, 2 Quantity Usage Hours 

Excavators 1 5 

Cranes 1 4 

Generators (Generator Sets) 1 2 

Backhoes (Tractors/Loaders/Backhoes) 1 4 

Front End Loaders (Rubber Tired Loaders) 1 4 

Welders 1 6 

Power Brooms (Sweepers/Scrubbers) 1 3 

Carry Decks (Cranes) 1 5 

Concrete/Asphalt Saw Cutters (Concrete/Industrial Saws) 1 8 

Blower Mounted Trailers (Generator Sets) 1 6 

Skid Steer Loaders 1 4 

Forklifts 1 5 

Air Compressors 1 5 

Paving Equipment 1 8 

Plate Compactors 1 8 

Rollers 1 8 

Pavement Grinders (Concrete/Industrial Saws) 1 8 

Asphalt Paver Machine (Pavers) 1 8 

Terrain Cranes (Cranes) 1 8 

Notes: See Appendix A for details. 
1 Modeling assumes the following one-way vehicle trips: 48 average daily worker trips; 4 average daily vendor trucks; 4 average 

daily haul trucks. 
2 Equipment in parentheses are the representative equipment modeled in CalEEMod. 

Any future construction resulting from implementation of the Project would be required to comply with SCAQMD 

Rule 403 to control dust emissions during any dust-generating activities. SCAQMD Rule 403 requires 

implementation of various best available fugitive dust control measures for all construction activity sources within 

its jurisdictional boundaries. Dust control measures include, but are not limited to, maintaining stability of soil 

through pre-watering of site prior to clearing, grubbing, cut and fill, and earth-moving activities; stabilizing soil during 

and immediately after clearing, grubbing, cut and fill, and other earth-moving activities; stabilizing backfill during 

handling and at completion of activity; and pre-watering material prior to truck loading and ensuring that freeboard 

exceeds 6 inches. While SCAQMD Rule 403 requires fugitive dust control beyond watering control measures, 

compliance with Rule 403 is represented in CalEEMod by assuming twice daily watering of active sites (55 percent 

reduction in PM10 and PM2.5 [CAPCOA 2022]). 

Operational Emissions 

To determine if the Project would exceed the SCAQMD mass daily emission thresholds, the full future potential 

buildout of the Project, including an increase of 21,522 dwelling units and 10,630,361 square feet of commercial 

building square footage was modeled using CalEEMod Version 2022.1. The operational year of 2056 was assumed to 

provide an estimate of emissions of the anticipated buildout of development.  



4.3 – AIR QUALITY 

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR 17292 
JUNE 2026 4.3-26 

Area Sources 

CalEEMod was used to estimate operational emissions from area sources, including emissions from hearths, 

consumer product use, architectural coatings, and landscape maintenance equipment. Emissions associated with 

natural gas usage in space heating, water heating, and stoves are calculated in the building energy use module of 

CalEEMod, as described in the following text.  

It is assumed that any future residential development resulting from implementation of the proposed Project would 

not include woodstoves or wood-burning fireplaces, per SCAQMD Rule 445. SCAQMD Rule 445, Wood Burning 

Devices, states that “no person shall permanently install a wood-burning device into any new development” 

(SCAQMD 2020). Exemptions to SCAQMD Rule 445 include where there is no existing infrastructure for natural gas 

service within 150 feet of the property line or those 3,000 or more feet above mean sea level; however, given the 

developed nature of the Project area and the availability of existing natural gas utility infrastructure, these 

exemptions are not anticipated to be common for the parcels subject to propose land use changes. 

Consumer products are chemically formulated products used by household and institutional consumers, including 

detergents; cleaning compounds; polishes; floor finishes; cosmetics; personal care products; home, lawn, and 

garden products; disinfectants; sanitizers; aerosol paints; and automotive specialty products. Other paint products, 

furniture coatings, or architectural coatings are not considered consumer products (CAPCOA 2022). Consumer 

product VOC emissions are estimated in CalEEMod based on the floor area of residential buildings and on the 

default factor of pounds of VOC per building square foot per day.  

VOC off-gassing emissions result from evaporation of solvents contained in surface coatings such as in paints and 

primers used during building maintenance. CalEEMod calculates the VOC evaporative emissions from application 

of residential surface coatings based on the VOC emission factor, the building square footage, the assumed fraction 

of surface area, and the reapplication rate. The VOC emission factor is based on the VOC content of the surface 

coatings and CalEEMod default values, which include 50 grams per liter VOC for residential interior and exterior 

surfaces. SCAQMD’s Rule 1113 (Architectural Coatings) would govern the VOC content for interior and exterior 

coatings.4 The CalEEMod default reapplication rate of 10 percent of area per year is assumed.  

Landscape maintenance includes fuel combustion emissions from equipment such as lawn mowers, rototillers, 

shredders/grinders, blowers, trimmers, chain saws, and hedge trimmers. The emissions associated from landscape 

equipment use are estimated based on CalEEMod default values for emission factors (grams per residential 

dwelling unit per day) and number of summer days (when landscape maintenance would generally be performed) 

and winter days.  

Energy Sources 

As represented in CalEEMod, energy sources include emissions associated with building electricity and natural gas 

usage. Electricity use would contribute indirectly to criteria air pollutant emissions; however, the emissions from 

electricity use are only quantified for greenhouse gas emissions in CalEEMod, since criteria pollutant emissions 

would occur at the site of power plants. However, natural gas combustion would occur within the Project area itself, 

in association with equipment that uses natural gas. As such, its use within the Project area is estimated and 

modeled in CalEEMod. The natural gas use from residential land uses is calculated in CalEEMod based on the 

 
4 SCAQMD Rule 1113 includes a 50 grams per liter VOC content limit for both flat and non-flat coatings, which are the most common 

coatings for interior and exterior paint applications. Accordingly, the CalEEMod default values applied are generally consistent 

with the air district architectural coating rules. 
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Residential Appliance Saturation Study. For nonresidential buildings, CalEEMod energy intensity values (natural gas 

usage per square foot per year) assumptions were based on the California Commercial End-Use Survey database.  

Mobile Sources 

Mobile sources for the development scenario would primarily be motor vehicles (automobiles and light-duty trucks) 

traveling to and from the parcels developed. Motor vehicles may be fueled with gasoline, diesel, or alternative fuels. 

The default vehicle mix provided in CalEEMod 2022.1, which is based on CARB’s Mobile Source Emissions Inventory 

model (EMFAC) version 2021, was applied for all land use types. Emission factors representing year 20505 were 

used to estimate emissions associated with the final buildout year associated with implementation of the Project.  

Applied trip generation rates for the buildout development scenario are based on the traffic data provided in Section 

4.17, Transportation, of this Draft PEIR and Institute of Transportation Engineers 12th edition trip rates for the 

proposed land uses. Mid-rise apartments were assumed for all proposed dwelling units. The commercial land uses 

were broken out into several categories based on SCAG’s land use categories including mixed retail, entertainment 

retail, hotels, office, medical office, religious and educational.  

Following the Trump administration’s 2025 rescission of California’s Clean Air Act waivers—implemented through 

Congressional Review Act resolutions—the State is currently preempted from enforcing its own vehicle emission 

standards, including those originally adopted under the Advanced Clean Trucks (ACT), Zero-Emission Airport Shuttle, 

Heavy-Duty Vehicle and Engine Emission Warranty and Maintenance Provisions (Warranty Phase 1), and Heavy-

Duty Omnibus (Omnibus) regulations, unless and until ongoing litigation restores this authority. In response, CARB 

has developed off‑model adjustment factors to remove the emissions‑reduction benefits of regulations. The CARB 

adjustment factors describe the methodology used to generate these factors by comparing EMFAC scenarios with 

and without these regulations, enabling consistent calculation of adjusted emissions across vehicle classes, 

pollutants, and calendar years. Implementation of these federal standards, along with natural fleet turnover 

(replacement of older vehicles with newer ones), will gradually reduce emissions from the Project’s motor vehicles. 

The effectiveness of fuel‑economy improvements was evaluated by using the CalEEMod emission factors for motor 

vehicles in 2050 for the Project to the extent that these efficiencies are reflected in EMFAC 2021. 

Given the uncertainty surrounding the legality of the federal actions affecting California’s vehicle‑emission 

standards, the criteria air pollutant analysis in the EIR will present adjusted operational emissions consistent with 

the documentation and off‑model factors released by CARB and approved by EPA, ensuring that the analysis 

remains aligned with the most current, federally recognized modeling guidance. 

4.3.4.2 Environmental Analyses 

Threshold 4.3-1 Would the project conflict with or obstruct implementation of the applicable air 

quality plan? 

Significant and Unavoidable Impact. For the reasons discussed below, even with implementation of MM-4.3-1 

through MM-4.3-11, the Project could conflict with or obstruct implementation of the applicable air quality plan, 

and impacts would be significant and unavoidable. 

 
5 CalEEMod’s latest forecast year for mobile source emissions factors is 2050. Therefore, while the Project’s buildout year is 2056, 

2050 emissions factors for mobile sources were utilized 
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The Project area is within the jurisdiction of the SCAQMD, as detailed above. The applicable air quality plan for the 

Project area is the SCAQMD’s 2022 AQMP. The regional emissions inventory for the SCAB is compiled by the 

SCAQMD and SCAG. The SCAQMD has established criteria for determining consistency with the AQMP in Chapter 

12, Sections 12.2 and 12.3 of the SCAQMD’s CEQA Air Quality Handbook (SCAQMD 1993). The criteria are 

as follows: 

▪ Consistency Criterion No. 1: The Project will not result in an increase in the frequency or severity of existing 

air quality violations or cause or contribute to new violations or delay the timely attainment of air quality 

standards of the interim emissions reductions specified in the AQMP. 

▪ Consistency Criterion No. 2: The Project will not exceed the assumptions in the AQMP or increments based 

on the year of Project buildout and phase.  

Regarding Consistency Criterion No.1, the response to Threshold 4.3-2, below, evaluates the potential for the 

Project to violate any air quality standard or contribute substantially to an existing or projected air quality violation, 

which applies the SCAQMD mass daily construction and operational thresholds.  

As discussed below, based on the three percent construction scenario discussed in Section 4.3.2.1, it was 

determined that construction of future development projects from implementation of the Project could potentially 

exceed the SCAQMD mass daily construction thresholds for VOC and NOx, as shown in Table 4.3-6, below. In 

addition, the operation of any future development projects, as allowed by the Project, could exceed the SCAQMD 

mass daily operational thresholds for VOC, NOx, CO, PM10, and PM2.5, for full operational buildout of the Project and 

for a combined construction and operational scenario, as detailed in Table 4.3-7, below.  

All future projects would be required to adhere to all existing regulations to protect air quality which include, but are 

not limited to:  

▪ The California Airborne Toxics Control Measure (Title 13, Section 2485 of the California Code of Regulations 

[CCR]), which requires that construction contractors shall minimize equipment idling times either by 

shutting equipment off when not in use or reducing the maximum idling time to five minutes;  

▪ The most recent California Green Building and Standards Code (CALGreen).  

Nonetheless, because the total anticipated development associated with implementation of the Project could 

potentially exceed the SCAQMD mass daily regional thresholds, even with implementation of mitigation measures 

MM-4.3-1 through MM-4.3-11 and compliance with existing regulations, the Project could potentially result in an 

increase in the frequency or severity of existing air quality violations. As such, the Project would conflict with 

Consistency Criterion No. 1 of the SCAQMD CEQA Air Quality Handbook.  

Regarding Consistency Criterion No. 2, while striving to achieve the NAAQS for O3 and PM2.5 and the CAAQS for O3, 

PM10, and PM2.5 through a variety of air quality control measures, the 2022 AQMP also accommodates planned 

growth in the SCAB. Projects are considered consistent with and would not conflict with or obstruct implementation 

of the 2022 AQMP, if the growth in socioeconomic factors (e.g., population, employment) is consistent with the 

underlying regional plans used to develop the AQMP (per Consistency Criterion No. 2 of the SCAQMD CEQA Air 

Quality Handbook).  

The SCAQMD primarily uses demographic growth forecasts for various socioeconomic categories (e.g., population, 

housing, employment by industry) developed by the SCAG for its RTP/SCS (SCAG 2020), which is based on general 

plans for cities and counties in the SCAB, for the development of the AQMP emissions inventory (SCAQMD 2022a). 
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The SCAG 2022 RTP/SCS, and associated Regional Growth Forecast, are generally consistent with the local plans; 

therefore, the 2022 AQMP is generally consistent with local government plans. While no specific development 

projects are proposed at this time, implementation of the Project would facilitate additional population growth, 

additional housing units, and an increase in density of commercial space within the Project area. Changes in the 

population, housing, or employment growth projections associated with the Project have the potential to affect 

SCAG’s demographic projections, and therefore, the assumptions of the SCAQMD’s AQMP. However, development 

that occurs from implementation of the Project would be consistent with SCAG’s regional goals of providing infill 

housing, improving the jobs-to-housing balance, and integrating land uses near major transportation corridors.  

However, it is anticipated that Project implementation could potentially exceed the growth forecasts and change 

the underlying land use assumptions utilized in the 2022 AQMP. As such the Project would conflict with Consistency 

Criterion No.2 of the SCAQMD CEQA Air Quality Handbook. Implementation of MM-4.14-1 would ensure that the 

appropriate residential and employment growth projections of the Project would be incorporated into the next SCAG 

RTP/SCS (anticipated to be the 2028 RTP/SCS). As SCAG is in process of preparing their next RTP/SCS and 

SCAQMD has not identified the next target year for updating the AQMP, there is an anticipated interim period where 

the SCAG RTP/SCS growth projections and the SCAQMD AQMP do not reflect the appropriate residential and 

employment growth associated with the Project; however, this will eventually be resolved with updates of both 

plans. Nonetheless, the Project would still conflict with the regional growth projections used to prepare the air 

quality management plans for the SCAB. 

Additionally, Mitigation Measure (MM)-4.3-1 through MM-4.3-11 are included to reduce air quality impacts for short-

term construction and operational emissions. However, these measures do not ensure that all impacts from future 

development projects would be mitigated to a level of less than significant. Future non-discretionary projects that 

would be implemented under Neighborhoods Where We All Belong Zoning would be subject to the federal, state 

and local regulations mentioned above; however, these non-discretionary projects would not be subject to CEQA 

review and would not be required to implement the mitigation measures set forth in this Draft PEIR. As such, even 

with implementation of existing regulations, and MM-4.3-1 through MM-4.3-11 as applied to future discretionary 

projects, potential impacts related to the Project’s potential to conflict with or obstruct implementation of the 

applicable air quality plan would be significant and unavoidable.  

Threshold 4.3-2 Would the project result in a cumulatively considerable net increase of any criteria 

pollutant for which the project region is non-attainment under an applicable federal or 

state ambient air quality standard? 

Significant and Unavoidable Impact. For the reasons discussed below, even with the implementation of MM-4.3-

1 through MM-4.3-11, the Project could result in a cumulatively considerable net increase of criteria pollutants for 

which the project region is non-attainment under an applicable federal or state ambient air quality standard, and 

impacts would be significant and unavoidable. 

Construction Emissions 

Construction activities resulting from potential future projects developed under Project implementation would result 

in the temporary addition of pollutants to the local airshed caused by on-site sources (i.e., off-road construction 

equipment, soil disturbance, and VOC off-gassing from architectural coatings and asphalt pavement application) and 

off-site sources (i.e., on-road haul trucks, delivery trucks, and worker vehicle trips). Construction emissions can vary 

substantially from day to day, depending on the level of activity, the specific type of operation, and, for dust, the 
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prevailing weather conditions. Therefore, such emissions levels can only be estimated, with a corresponding 

uncertainty in precise ambient air quality impacts.  

While the exact number and timing of individual development projects and infrastructure improvements that could 

occur as a result of implementation of the Project are unknown at this time, construction activities associated with 

future development facilitated by the Project would generate criteria air pollutant emissions from the on- and off-

site sources described above. Entrained dust results from the exposure of earth surfaces to wind from the direct 

disturbance and movement of soil, resulting in PM10 and PM2.5 emissions. Construction of future development 

would be required to comply with SCAQMD Rule 403 to control dust emissions generated during the grading 

activities, which was assumed in the quantification of Project emissions, detailed below. Internal combustion 

engines used by construction equipment, haul trucks, vendor trucks (i.e., delivery trucks), and worker vehicles would 

result in emissions of VOCs, NOx, CO, PM10, and PM2.5. The application of architectural coatings, such as exterior 

application/interior paint and other finishes, and application of asphalt pavement would also produce VOC 

emissions; however, the contractor is required to procure architectural coatings from a supplier in compliance with 

the requirements of SCAQMD Rule 1113. Due to the speculative nature of the amount of asphalt paving associated 

with any future development resulting from the Project, VOC off-gassing from asphalt pavement application is not 

included in the emissions estimates. 

As discussed in the Construction Emissions subsection in Section 4.3.2.1, Methodology, to provide a conservative 

scenario of potential construction activity as a result of the Project, this analysis assumes that three percent of the 

Project would be developed within one year (i.e., 1 year of 30 years, which is the estimated buildout of the Project, 

is three percent). Construction emissions were calculated for the estimated worst-case day over the construction 

period associated with each phase and reported as the maximum daily emissions estimated during construction of 

the eight percent development scenario. Due to the speculative nature of construction, CalEEMod default values 

were relied upon for the assumed land use type and size, with minor exceptions, as detailed in Section 4.3.2.1. 

Table 4.3-7 presents the estimated maximum daily construction emissions generated during construction of the 

three percent construction scenario, for the first year of construction. Details of the emission calculations are 

provided in Appendix D. 

Table 4.3-7. Estimated Maximum Daily Construction Criteria Air Pollutant Emissions 

Year 

VOC NOx CO SOx PM10 PM2.5 

Pounds per day 

1 Year of Construction  

(3 percent of total 

construction) 

169.67 143.10 153.95 5.26 72.03 36.50 

SCAQMD Threshold 75 100 550 150 150 55 

Threshold Exceeded? Yes Yes No No No No 

Notes: VOC = volatile organic compound; NOx = oxides of nitrogen; CO = carbon monoxide; SOx = sulfur oxides; PM10 = particulate matter 

with an aerodynamic diameter equal to or less than 10 microns; PM2.5 = particulate matter with an aerodynamic diameter equal to or 

less than 2.5 microns; SCAQMD = South Coast Air Quality Management District 

See Appendix D for complete results. 

The values shown are the maximum summer or winter daily emissions results from CalEEMod and provided in Appendix D.  

The estimates reflect control of fugitive dust (watering two times daily) required by SCAQMD Rule 403. 

As shown in Table 4.3-7, although construction-related CO, SOx, PM10 and PM2.5 emissions would not exceed the 

SCAQMD thresholds during the construction of the 3.3 percent construction scenario, the Project would exceed the 

SCAQMD mass daily threshold for VOCs, and NOx during construction. Therefore, impacts related to exceedance of 
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SCAQMD mass daily regional thresholds during construction of the Project would be potentially significant. All 

projects would be required to adhere to all existing regulations during construction to protect air quality which 

include, but are not limited to:  

▪ The California Airborne Toxics Control Measure (Title 13, Section 2485 of the California Code of Regulations 

[CCR]), which requires that construction contractors minimize equipment idling times either by shutting 

equipment off when not in use or reducing the maximum idling time to 5 minutes;  

▪ The most recent California Green Building and Standards Code (CALGreen).  

These regulations would reduce potentially significant impacts. However, mitigation is required to address 

potentially significant impacts. Implementation of MM-4.3-1 through MM-4.3-6, would reduce NOx and PM 

emissions from equipment exhaust, VOC emissions from architectural coatings and PM emissions associated with 

fugitive dust. However, due to the programmatic nature of the Project, the accuracy of the reductions that would be 

realized from MM-4.3-1 through MM-4.3-6 are not able to be accurately quantifiable. Further, MM-4.3-1 through 

MM-4.3-6 would not ensure that all impacts from future development projects would be mitigated to a level of less 

than significant. Future non-discretionary projects that would be implemented under the Neighborhoods Where We 

All Belong Zoning would be subject to the federal, state and local regulations mentioned above; however, these 

non-discretionary projects would not be subject to CEQA review and would not be required to implement the 

mitigation measures set forth in this Draft PEIR. As such, even with implementation of existing regulations, and MM-

4.3-1 through MM-4.3-6 as applied to future discretionary projects, potential impacts related to short-term 

construction emissions would be significant and unavoidable.  

Operational Emissions 

As described in response to Threshold 4.3-1, while the Project consists of a policy document and does not propose 

any direct development, the Project’s proposed land-use changes would allow for new or more dense development 

than is currently allowed within the Project area. Operation of the Project, due to future development within the 

Project area, could potentially generate VOC, NOx, CO, SOx, PM10, and PM2.5 emissions from mobile sources, 

including vehicular traffic; energy sources from natural gas usage; area sources, including the use of landscaping 

equipment and consumer products; and from architectural coatings. As discussed in the Operational Emissions 

subsection of Section 4.3.2.1, pollutant emissions associated with long-term operations were quantified using 

CalEEMod using a combination of Project-specific information (i.e., land use inputs and trip rates) and CalEEMod 

default values for the buildout of the Project. 

The SCAQMD does not provide emission-based thresholds or provide guidance on how to evaluate large area 

projects and programmatic development such as the Project. To provide a conservative analysis of indirect 

emissions associated with buildout of the Neighborhoods Where We All Belong Zoning Updates, emissions from full 

buildout of the Project are compared to the SCAQMD’s project-level emission-based daily thresholds. Furthermore, 

because of the potential for Project construction to overlap with operation of portions of the Project, construction 

emissions from Table 4.3-6 are added to operational emissions in Table 4.3-7, below. 

Table 4.3-8 presents the maximum daily area, energy, mobile, off-road equipment, and stationary source emissions 

associated with total operational buildout of the Project as compared to the SCAQMD’s thresholds. The SCAQMD 

operational thresholds are expressed as mass daily thresholds in pounds per day. Details of the emission 

calculations are provided in Appendix D. 
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Table 4.3-8. Estimated Combined Construction and Operational Criteria Air 
Pollutant Emissions 

Estimated Maximum Daily Operational Emissions for Project Implementation  

Emission Source 

VOC NOx CO SOX PM10 PM2.5 

Pounds per day 

Area  949.14 345.41 1,862.88 2.19 28.06 27.72 

Energy 6.89 121.31 76.21 0.75 9.52 9.52 

Mobile 773.22 419.07 5,418.44 14.17 1,743.51 445.7 

Total 1,729.25 885.79 7,357.53 17.11 1,781.09 482.94 

SCAQMD Operational Threshold  55 55 550 150 150 55 

Threshold Exceeded? Yes Yes Yes No Yes Yes 

Combined Construction and Operational Emissions (Worst -Case) 

Combined Construction and 

Operation Emissions 
1,898.92 1,028.89 7,511.48 22.37 1,853.12 519.44 

SCAQMD Operational Threshold  55 55 550 150 150 55 

Threshold Exceeded? Yes Yes Yes No Yes Yes 

Notes: VOC = volatile organic compound; NOx = oxides of nitrogen; CO = carbon monoxide; SOx = sulfur oxides; PM10 = particulate matter 

with an aerodynamic diameter equal to or less than 10 microns; PM2.5 = particulate matter with an aerodynamic diameter equal to or 

less than 2.5 microns; SCAQMD = South Coast Air Quality Management. 

See Appendix D for complete results. 

As shown in Table 4.3-8, maximum daily operational emissions from full buildout of the Project would exceed the 

SCAQMD daily significance thresholds for VOC, NOx, CO, PM10, and PM2.5. In addition, the combined construction 

and operational emissions would exceed the SCAQMD’s operational emissions threshold for all criteria pollutants 

except for SOx. Therefore, impacts regarding cumulatively considerable net increases of any criteria pollutant for 

which the Project region is non-attainment would be potentially significant. 

As discussed in Section 4.3.4.1 Methodology, Operational Emissions, the State is currently preempted from 

enforcing its own vehicle greenhouse gas emission standards and regulations, as such, CARB provided information 

on how to adjust the mobile source emissions to reflect the emission without the benefit of affected regulations. 

Table 4.3-9 presents the adjusted emissions for the proposed Project at build-out. 
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Table 4.3-9. Estimated Combined Construction and Operational Criteria Air 
Pollutant Emissions (CARB Adjustments)1 

Estimated Maximum Daily Operational Emissions for Project Implementation  

Emission Source 

VOC NOx CO SOX PM10 PM2.5 

Pounds per day 

Area  949.14 345.41 1,862.88 2.19 28.06 27.72 

Energy 6.89 121.31 76.21 0.75 9.52 9.52 

Mobile 796.417 544.791 5,418.44 14.17 1,743.82 446.08 

Total 1,752.45 1,011.51 7,357.53 17.11 1,781.40 483.32 

SCAQMD Operational Threshold  55 55 550 150 150 55 

Threshold Exceeded? Yes Yes Yes No Yes Yes 

Combined Construction and Operational Emissions (Worst -Case) 

Combined Construction and 

Operation Emissions 

1,922.12 1,154.61 7,511.48 22.37 1,853.43 519.82 

SCAQMD Operational Threshold  55 55 550 150 150 55 

Threshold Exceeded? Yes Yes Yes No Yes Yes 

Notes: VOC = volatile organic compound; NOx = oxides of nitrogen; CO = carbon monoxide; SOx = sulfur oxides; PM10 = particulate matter 

with an aerodynamic diameter equal to or less than 10 microns; PM2.5 = particulate matter with an aerodynamic diameter equal to or 

less than 2.5 microns; SCAQMD = South Coast Air Quality Management. 
1 CARB’s EMFAC2021 off‑model adjustment factors remove the emissions‑reduction benefits of the Advanced Clean Trucks, 

Zero‑Emission Airport Shuttle, Warranty Phase 1, and Heavy‑Duty Omnibus regulations by recalculating mobile‑source emissions 

without these regulatory impacts, and for the Rezone Project these factors are applied to ensure the analysis reflects baseline 

emissions from on‑road vehicles as if those regulations were not in place. 

See Appendix D for complete results. 

As shown in Table 4.3-9, maximum daily operational emissions from full buildout of the Project would exceed the 

SCAQMD daily significance thresholds for VOC, NOx, CO, PM10, and PM2.5. In addition, the combined construction 

and operational emissions would exceed the SCAQMD’s operational emissions threshold for all criteria pollutants 

except for SOx. Therefore, impacts regarding cumulatively considerable net increases of any criteria pollutant for 

which the Project region is non-attainment would be potentially significant. 

By its nature, air pollution is largely a cumulative impact. The nonattainment status of regional pollutants is a result 

of past and present development (such as the cumulative emissions from various sources of air pollutants and their 

precursors within the SCAB, including motor vehicles, off-road equipment, and commercial and industrial facilities), 

and the SCAQMD develop and implement plans for future attainment of ambient air quality standards. Based on 

these considerations, project-level thresholds of significance for criteria pollutants are used in the determination of 

whether a project’s individual emissions would have a cumulative contribution on air quality. If a project’s emissions 

would exceed the applied significance thresholds, it would have a cumulative contribution. Conversely, projects that 

do not exceed the project-specific thresholds are generally not considered to be cumulatively significant 

(SCAQMD 2003a). 

As described in Threshold 4.3-1, the Project consists of a policy document and does not propose any direct 

development. However, implementation of the Project’s proposed land-use changes would allow for more dense 

development in the Project area than is currently allowed under existing conditions. In considering cumulative 

impacts from the development allowed for by the Project, the analysis must specifically evaluate a project’s 

contribution to the cumulative increase in pollutants for which the SCAB is designated as nonattainment for 

the CAAQS and NAAQS. As discussed in Section 4.3.1.2, the SCAB has been designated as a national 
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nonattainment area for O3 and PM2.5, and a California nonattainment area for O3, PM10, and PM2.5. Due to the 

speculative nature of construction and since the size of development of each individual project is unknown, 

development of the Project may result in a cumulatively considerable increase in emissions of criteria air pollutants 

for which the SCAB is designated as nonattainment under the NAAQS or CAAQS.  

Cumulative localized impacts would potentially occur if construction associated with the future development 

facilitated by the Project were to occur concurrently with another construction project or with another off-site, 

unrelated project. In addition to the speculative nature of the Project implementation, construction schedules for 

potential future projects unrelated to the Project are currently unknown; therefore, potential construction impacts 

associated with two or more simultaneous projects would be considered speculative. Criteria air pollutant emissions 

associated with construction activity of future projects would be reduced through implementation of control 

measures required by the SCAQMD, as applicable. For example, cumulative PM10 and PM2.5 emissions would be 

reduced because all future projects would be subject to SCAQMD Rule 403, which sets forth general and specific 

requirements to control fugitive dust at all construction sites in the SCAB. In addition, cumulative VOC emissions 

would be subject to SCAQMD Rule 1113, which regulates VOC limits in architectural coatings. Additional SCAQMD 

rules that future cumulative projects would be required to comply with are discussed in Section 4.3.1.1, Local. 

MM-4.3-7 through MM-4.3-11 include requirements for new project to reduce pollutant emissions during long-term 

operations, including requiring a VOC educational program, outdoor electrical outlets, excluding natural gas 

fireplaces, a trip reduction program, bicycle facilities, and transit-oriented features. 

However, due to the programmatic nature of the Project, the accuracy of the reductions that would be realized from 

MM-4.3-7 through MM-4.3-11 are not able to be accurately quantifiable. Further, MM-4.3-7 through MM4.3-11 

does not ensure that all impacts from future development projects would be mitigated to a level of less than 

significant. Future non-discretionary projects that would be implemented under Neighborhoods Where We All 

Belong Zoning would be subject to the federal, state and local regulations mentioned above; however, these non-

discretionary projects would not be subject to CEQA review and would not be required to implement the mitigation 

measures set forth in this Draft PEIR. As such, even with implementation of existing regulations, and MM-4.3-7 

through MM-4.3-11 as applied to future discretionary projects, potential impacts related to operational emissions 

would be significant and unavoidable. 

Health Effects  

Currently, the SCAQMD, CARB, and EPA have not approved a quantitative method to reliably, meaningfully, and 

consistently translate the mass emission estimates for the criteria air pollutants resulting from the development of 

the Project to specific health effects. In addition, there are numerous scientific and technological complexities 

associated with correlating criteria air pollutant emissions from an individual project to specific health effects or 

potential additional nonattainment days.  

In connection with the judicial proceedings culminating in issuance of the Friant Ranch decision, the SCAQMD and 

the San Joaquin Valley Air Pollution Control District (SJVAPCD) filed amicus briefs attesting to the extreme difficulty 

of correlating an individual project’s criteria air pollutant emissions to specific health impacts. Both SJVAPCD and 

SCAQMD have among the most sophisticated air quality modeling and health impact evaluation capabilities of the 

air districts in California. The key, relevant points from the SCAQMD and SJVAPCD briefs are summarized herein. 
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In requiring a health impact type of analysis for criteria air pollutants, it is important to understand how O3 and PM 

are formed, dispersed, and regulated. The formation of O3 and PM in the atmosphere, as secondary pollutants,6 

involves complex chemical and physical interactions of multiple pollutants from natural and anthropogenic sources. 

The O3 reaction is self-perpetuating (or catalytic) in the presence of sunlight because NO2 is photochemically 

reformed from nitric oxide. In this way, O3 is controlled by both NOx and VOC emissions (NRC 2005). The complexity 

of these interacting cycles of pollutants means that incremental decreases in one emission may not result in 

proportional decreases in O3 (NRC 2005). Although these reactions and interactions are well understood, variability 

in emission source operations and meteorology creates uncertainty in the modeled O3 concentrations to which 

downwind populations may be exposed (NRC 2005). Once formed, O3 can be transported long distances by wind, 

and due to atmospheric transport, contributions of precursors from the surrounding region can also be important 

(EPA 2008). Because of the complexity of O3 formation, a specific tonnage amount of VOCs or NOX emitted in a 

particular area does not equate to a particular concentration of O3 in that area (SJVAPCD 2015). PM can be divided 

into two categories: directly emitted PM and secondary PM. Secondary PM, like O3, is formed via complex chemical 

reactions in the atmosphere between precursor chemicals such as SOx and NOx (SJVAPCD 2015). Because of the 

complexity of secondary PM formation, including the potential to be transported long distances by wind, the tonnage 

of PM-forming precursor emissions in an area does not necessarily result in an equivalent concentration of 

secondary PM in that area (SJVAPCD 2015). This is especially true for individual projects, where project-generated 

criteria air pollutant emissions are not derived from a single "point source," but from construction equipment and 

mobile sources (passenger cars and trucks) driving to, from, and around the project sites. 

Another important technical nuance is that health effects from air pollutants are related to the concentration of the 

air pollutant that an individual is exposed to, not necessarily the individual mass quantity of emissions associated 

with an individual project. For example, health effects from O3 are correlated with increases in the ambient level of 

O3 in the air a person breathes (SCAQMD 2015). However, it takes a large amount of additional precursor emissions 

to cause a modeled increase in ambient O3 levels over an entire region (SCAQMD 2015). The lack of link between 

the tonnage of precursor pollutants and the concentration of O3 and PM2.5 formed is important because it is not 

necessarily the tonnage of precursor pollutants that causes human health effects; rather, it is the concentration of 

resulting O3 that causes these effects (SJVAPCD 2015). Indeed, the ambient air quality standards, which are 

statutorily required to be set by EPA at levels that are requisite to protect the public health, are established as 

concentrations of O3 and PM2.5 based on duration of exposure and not as tonnages of their precursor pollutants 

(SJVAPCD 2015). Because the ambient air quality standards are focused on achieving a particular concentration 

region-wide, the tools and plans for attaining the ambient air quality standards are regional in nature. For CEQA 

analyses, project-generated emissions are typically estimated in pounds per day or tons per year and compared to 

mass daily or annual emission thresholds. While CEQA thresholds are established at levels that the air basin can 

accommodate without affecting the attainment date for the ambient air quality standards, even if a project exceeds 

established CEQA significance thresholds, this does not mean that one can easily determine the concentration of 

O3 or PM that will be created at or near the project site on a particular day or month of the year, or what specific 

health impacts will occur (SJVAPCD 2015).  

In regard to regional concentrations and air basin attainment, the SJVAPCD emphasized that attempting to identify 

a change in background pollutant concentrations that can be attributed to a single project, even one as large as 

the entire Friant Ranch Specific Plan, is a theoretical exercise. The SJVAPCD brief noted that it “would be extremely 

difficult to model the impact on NAAQS attainment that the emissions from the Friant Ranch project may have” 

(SJVAPCD 2015). The situation is further complicated by the fact that background concentrations of regional 

pollutants are not uniform either temporally or geographically throughout an air basin, but are constantly fluctuating 

 
6 Air pollutants formed through chemical reactions in the atmosphere are referred to as secondary pollutants. 
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based upon meteorology and other environmental factors. SJVAPCD noted that the currently available modeling 

tools are equipped to model the impact of all emission sources in the San Joaquin Valley Air Basin on attainment 

(SJVAPCD 2015). The SJVAPCD brief then indicated that, “[r]unning the photochemical grid model used for 

predicting O3 attainment with the emissions solely from the Friant Ranch project (which equate to less than one-

tenth of one percent of the total NOx and VOC in the Valley) is not likely to yield valid information given the relative 

scale involved” (SJVAPCD 2015). 

SCAQMD and SJVAPCD have indicated that it is not feasible to quantify project-level health impacts based on 

existing modeling (SCAQMD 2015; SJVAPCD 2015). Even if a metric could be calculated, it would not be reliable 

because the models are equipped to model the impact of all emission sources in an air basin on attainment and 

would likely not yield valid information or a measurable increase in O3 concentrations sufficient to accurately 

quantify O3-related health impacts for an individual project. 

Nonetheless, following the Supreme Court’s Friant Ranch decision, some EIRs estimated criteria air pollutant 

emissions that exceeded applicable air district thresholds and have included a quantitative analysis of potential 

project-generated health effects using a combination of a regional photochemical grid model7 and the EPA Benefits 

Mapping and Analysis Program (BenMAP or BenMAP–Community Edition).8 The publicly available health impact 

assessments (HIAs) typically present results in terms of an increase in health incidences and/or the increase in 

background health incidence for various health outcomes resulting from the project’s estimated increase in 

concentrations of O3 and PM2.5.9 The five publicly available HIAs reviewed herein have concluded that the evaluated 

project’s health effects associated with the estimated project-generated increase in concentrations of O3 and PM2.5 

represent a small increase in incidences and a very small percentage of the number of background incidences, 

indicating that these health impacts are negligible and potentially within the models’ margin of error. It is also 

important to note that while the results of the five available HIAs conclude that the project emissions do not result 

in a substantial increase in health incidences, the estimated emissions and assumed toxicity are also conservatively 

inputted into the HIA and thus, overestimate health incidences, particularly for PM2.5. 

As explained in the SJVAPCD brief and noted previously, running the photochemical grid model used for predicting 

O3 attainment with the emissions solely from an individual project like the Friant Ranch project or the Project is not 

likely to yield valid information given the relative scale involved. The five examples reviewed support the SJVAPCD’s 

brief contention that consistent, reliable, and meaningful results may not be provided by methods applied at this 

time. Accordingly, additional work in the industry and, more importantly, air district participation, is needed to 

develop a more meaningful analysis to correlate project-level mass criteria air pollutant emissions and health 

effects for decision makers and the public. Furthermore, at the time of writing, no HIA has concluded that health 

 
7 The first step in the publicly available HIAs includes running a regional photochemical grid model, such as the Community 

Multiscale Air Quality model or the Comprehensive Air Quality Model with extensions to estimate the increase in concentrations 

of O3 and PM2.5 as a result of project-generated emissions of criteria and precursor pollutants. Air districts, such as the SCAQMD, 

use photochemical air quality models for regional air quality planning. These photochemical models are large-scale air quality 

models that simulate the changes of pollutant concentrations in the atmosphere using a set of mathematical equations 

characterizing the chemical and physical processes in the atmosphere (EPA 2026b). 
8 After estimating the increase in concentrations of O3 and PM2.5, the second step in the five examples includes use of BenMAP or 

BenMAP-Community Edition to estimate the resulting associated health effects. BenMAP estimates the number of health 

incidences resulting from changes in air pollution concentrations (EPA 2023). The health impact function in BenMAP-Community 

Edition incorporates four key sources of data: (i) modeled or monitored air quality changes, (ii) population, (iii) baseline incidence 

rates, and (iv) an effect estimate. All of the five example HIAs focused on O3 and PM2.5. 
9 The following CEQA documents included a quantitative HIA to address Friant Ranch: (1) California State University Dominguez 

Hills 2018 Campus Master Plan EIR (CSU Dominguez Hills 2019), (2) March Joint Powers Association K4 Warehouse and Cactus 

Channel Improvements EIR (March JPA 2019), (3) Mineta San Jose Airport Amendment to the Airport Master Plan EIR (City of San 

Jose 2019), (4) City of Inglewood Basketball and Entertainment Center Project EIR (City of Inglewood 2019), and (5) San Diego 

State University Mission Valley Campus Master Plan EIR (SDSU 2019). 
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effects estimated using the photochemical grid model and BenMAP approach are substantial, provided that the 

estimated project-generated incidences represent a very small percentage of the number of background 

incidences, potentially within the models’ margin of error. 

As described in response to Threshold 4.3-1, the Project consists of a policy document, which does not propose any 

direct development or any goals, policies, or development standards that would violate any air quality standard or 

contribute substantially to an existing or projected air quality violation. However, the Project’s proposed land-use 

changes would allow for greater densities than are currently allowed within the Project area, and future 

development projects accommodated as a result of Project implementation would result in physical impacts to the 

environment. Thus, construction criteria air pollutant emissions from potential development projects allowed for by 

the Project could potentially exceed the SCAQMD mass daily thresholds for VOC and NOx. 

VOCs and NOx are precursors to O3, for which the Project area within the SCAB are designated as nonattainment 

with respect to the NAAQS and CAAQS. The health effects associated with O3 are generally associated with reduced 

lung function. The contribution of reactive organic gases and NOx to regional ambient O3 concentrations is the result 

of complex photochemistry. The increases in O3 concentrations in the SCAB due to O3 precursor emissions tend to 

be found downwind from the source location to allow time for the photochemical reactions to occur. However, the 

potential for exacerbating excessive O3 concentrations would also depend on the time of year that the VOC 

emissions would occur because exceedances of the O3 CAAQS/NAAQS tend to occur between April and October 

when solar radiation is highest. The holistic effect of a single project’s emissions of O3 precursors is speculative 

due to the lack of quantitative methods to assess this impact. Nonetheless, because VOC and NOx emissions 

associated with Project construction and/or operation would exceed the SCAQMD thresholds, it could contribute to 

regional O3 concentrations and the associated health effects.  

Health effects that result from NO2 and NOx include respiratory irritation. Although construction of future 

development allowed for under the Project may generate NOx emissions that could exceed the SCAQMD mass daily 

thresholds, itis not anticipated to contribute to exceedances of the NAAQS and CAAQS for NO2 because the SCAB 

are designated as in attainment of the NAAQS and CAAQS for NO2 and the existing NO2 concentrations in the area 

are well below the NAAQS and CAAQS standards. As noted above, the Project, would exceed the applicable SCAQMD 

NOx thresholds during construction and operation of the Project. In addition, because there is the potential for 

nearby receptors to be affected by off-road construction equipment, the construction activity on individual parcels 

could result in potential health effects associated with NO2 and NOx during construction.  

CO tends to be a localized impact associated with congested intersections. The associated potential for CO hotspots 

is discussed in response to Threshold 4.3-3, below, and is determined to be a less-than-significant impact. 

Furthermore, the existing CO concentrations in the area are well below the NAAQS and CAAQS standards. However, 

operation of the developments allowed for by the Project would generate CO emissions that would exceed the 

SCAQMD CO thresholds during operation. Therefore, CO emissions from implementation of the Project could 

potentially contribute to significant health effects associated with this pollutant. 

Operation of total future buildout under the Project would exceed the SCAQMD threshold for PM10 or PM2.5. While 

construction is temporary, on the whole of the action, construction of the development allowed for by the Project 

would exceed the SCAQMD thresholds for PM10 or PM2.5 and could contribute to exceedances of the NAAQS and 

CAAQS for particulate matter or could obstruct the SCAB from coming into attainment for these pollutants. 

Nonetheless, SCAQMD Rule 403, Fugitive Dust, would limit the amount of fugitive dust generated during 

development allowed for by the Project, and implementation of MM-4.3-5 would provide further fugitive dust control 

measures for applicable projects implemented within the Project area. Nevertheless, the Project has the potential 
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to contribute a substantial amount of particulate matter during future construction of development projects, which 

could result in health effects associated with PM10 or PM2.5. 

In summary, because future projects would potentially exceed the SCAQMD thresholds for VOC, NOx, CO, PM10, and 

PM2.5, the potential health effects associated with criteria air pollutants are considered potentially significant. 

However, there are numerous scientific and technological complexities associated with correlating criteria air 

pollutant emissions from an individual project to specific health effects or potential additional nonattainment days, 

and there are currently no modeling tools that could provide reliable and meaningful additional information 

regarding health effects from criteria air pollutants generated by individual projects within the SCAQMD jurisdiction. 

Furthermore, for purposes of this conservative CEQA analysis, it is assumed that the additional development would 

be developed by 2056, within a 30-year period; however, full buildout may not occur within this time period and the 

intensity and spatial development within this period is unknown. For these reasons, conducting a HIA may not yield 

accurate results and would likely overestimate health effects associated with the Project. In summary, even with 

implementation of existing regulations, and MM-4.3-1 through MM-4.3-11, the Project has the potential to violate 

air quality standard or contribute substantially to an existing or projected air quality violation and the health effects 

associated with criteria air pollutants, and impacts would be significant and unavoidable. 

Threshold 4.3-3 Would the project expose sensitive receptors to substantial pollutant concentrations? 

Significant and Unavoidable Impact. For the reasons discussed below, the Project could expose sensitive 

receptors to substantial pollutant concentrations, and impacts would be significant and unavoidable. 

Localized/Ambient Air Quality  

As described in response to Threshold 4.3-1, the Project consists of a policy document and does not propose any 

direct development. However, the Project’s proposed land-use changes would allow for greater densities than are 

currently allowed within the Project area. Construction activities associated with future development allowed by the 

Project would result in temporary sources of construction equipment emissions and on-site fugitive dust. As 

explained in Section 4.3.3, for project-specific development, the SCAQMD recommends an LST analysis to evaluate 

the potential of localized air quality impacts to sensitive receptors in the immediate vicinity of construction; however, 

the LSTs are applicable to projects at the project-specific level and are not applicable to regional projects such as the 

Project, because specific projects are speculative at this time. Specifically, SCAQMD guidance for LST application 

recommends application of the methodology for project sites that are 5 acres or smaller (SCAQMD 2008). Accordingly, 

construction LST guidance is not recommended or provided herein.  

Air Movement in the Area of the Project 

The building height maximums for residential and vertical mixed-use projects allowed per the amended MUOD 

would fluctuate depending on the maximum allowable residential density. Maximum density from 20 dwelling units 

per acre to 40 dwelling units per acre would have a maximum allowable building height of 60 feet. Maximum 

building height would increase to 72 feet for projects with a maximum density of 60 dwelling units per acre and to 

108 feet for projects with a maximum density of 90 dwelling units per acre. Parcels with a 108-foot building height 

maximum would be limited to the North Coast Mesa subarea and other parcels north of I-405. 

Taller buildings have the potential to change the building air flow downwash, potentially influencing air flow patterns 

at the ground level. Scientific literature, as discussed below, demonstrates that increases in height alone are not a 

reliable predictor of worsened pollutant concentrations and that dispersion outcomes vary depending on building 

configuration, spacing, orientation, and prevailing winds.  
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Relevant microclimate and dispersion research demonstrates that increasing vertical massing does not uniformly 

reduce wind speeds or increase pollutant concentrations. Neighborhood‑scale simulations conducted under mean 

wind speeds on the order of 2.5 meters per second show that scenarios with increased building heights can exhibit 

equal or higher maximum wind speeds compared to baseline low‑rise or “no‑building” conditions, depending on 

configuration (Ragheb et al. 2024). Complementary computational fluid dynamic‑based studies evaluating tall 

buildings and PM dispersion further demonstrate that increased wind speed along the prevailing wind direction is 

associated with reduced pollutant concentrations (dilution), and that height increments alone produce inconsistent 

results (Nouri et al. 2024). 

In general, the Project would have the potential to increase building heights along two major roadway corridors, 

Harbor boulevard, and the Costa Mesa Freeway. The prevailing wind direction is from the south and the southwest 

(SCAQMD 2026). The Harbor boulevard and Costa Mesa Freeway corridor both run roughly parallel to the prevailing 

wind direction which as previously stated is associated with reduced pollutant concentrations. There would also be 

changes to allowable building heights including both decreases and increases along the 405 freeway which is 

roughly perpendicular to the prevailing wind direction and could lead to increased pollutant concentrations. 

However, predicting dispersion effects for hypothetical buildings that may be constructed as a result of the Project 

would require speculative assumptions regarding future site layouts and architectural forms. CEQA does not require 

speculative analysis where impacts cannot be meaningfully assessed absent site-specific proposals. Instead, 

program-level review appropriately evaluates whether the plan introduces new sources of emissions, increases 

emissions, or changes traffic conditions—none of which occurs as a function of building height.  

Health Effects of Carbon Monoxide  

As described in Threshold 4.3-1, while the Project consists of a policy document that is not anticipated to produce 

environmental impacts, the Project’s proposed land-use changes would allow for greater densities than are 

currently allowed within the Project area. Mobile source impacts occur on two scales. Regionally, Project-related 

travel would add to regional trip generation and increase the VMT within the local airshed and the SCAB. Locally, 

traffic generated by the future residential development, and potential commercial space facilitated by the Project 

would be added to the local roadway system near those areas. If such traffic occurs during periods of poor 

atmospheric ventilation, is composed of a large number of vehicles cold-started and operating at pollution-

inefficient speeds, and is operating on roadways already crowded with non-Project traffic, there is a potential for 

the formation of microscale CO hotspots in the area immediately around points of congested traffic. However, 

because of continued improvement in vehicular emissions at a rate faster than the rate of vehicle growth and/or 

congestion, the potential for CO hotspots in the SCAB is steadily decreasing. 

At the time that the SCAQMD Handbook (1993) was published, the SCAB was designated nonattainment under the 

CAAQS and NAAQS for CO. In 2007, the SCAQMD was designated in attainment for CO under both the CAAQS and 

NAAQS as a result of the steady decline in CO concentrations in the SCAB due to turnover of older vehicles, 

introduction of cleaner fuels, and implementation of control technology on industrial facilities. The SCAQMD 

conducted CO modeling for the 2003 AQMP10 (SCAQMD 2003b) for the four worst-case intersections in the SCAB: 

(1) Wilshire Boulevard and Veteran Avenue, (2) Sunset Boulevard and Highland Avenue, (3) La Cienega Boulevard 

and Century Boulevard, and (4) Long Beach Boulevard and Imperial Highway. At the time the 2003 AQMP was 

prepared, the intersection of Wilshire Boulevard and Veteran Avenue was the most congested intersection in the 

County, with an average daily traffic volume of about 100,000 vehicles per day. Using CO emission factors for 2002, 

the peak modeled CO 1-hour concentration was estimated to be 4.6 ppm at the intersection of Wilshire Boulevard 

 
10 SCAQMD’s CO hotspot modeling guidance has not changed since 2003.  
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and Veteran Avenue. When added to the maximum 1-hour CO concentration from 2022 through 2024 within the 

city (see Table 4.3-3), which was 2.8 ppm in 2024, the 1-hour CO would be7.4 ppm, while the CAAQS is 20 ppm.  

The 2003 AQMP also projected 8-hour CO concentrations at these four intersections for 1997 and from 2002 

through 2005. From years 2002 through 2005, the maximum 8-hour CO concentration was 3.8 ppm at the Sunset 

Boulevard and Highland Avenue intersection in 2002; the maximum 8-hour CO concentration was 3.4 ppm at the 

Wilshire Boulevard and Veteran Avenue in 2002. Adding the 3.8 ppm to the maximum 8-hour CO concentration 

from 2022 through 2024 within the city (see Table 4.3-3), which was 2.4 ppm in 2024, the 8-hour CO would be 6.2 

ppm, while the CAAQS is 9.0 ppm.  

Accordingly, CO concentrations at congested intersections would not exceed the 1-hour or 8-hour CO CAAQS unless 

projected daily traffic would be at least over 100,000 vehicles per day. While intersection volumes are not available 

for every intersection within the city, as discussed in Section 4.17, Transportation, of this Draft PEIR, implementation 

the Project would result in a regional decrease in vehicle trips and VMT. Accordingly, it is not anticipated that the 

Project would result in a new congested intersection or substantially exacerbate conditions at congested intersections, 

nor it is anticipated that the Project would increase volume at any given intersection to more than 100,000 vehicles 

per day. Therefore, a CO hotspot is not anticipated to occur based on potential future residential development 

facilitated by the Project. Impacts associated with CO hotspots would be less than significant. 

Toxic Air Contaminants - Construction 

The Project could result in TAC exposure to existing or future sensitive land uses during construction. Diesel 

equipment would be subject to the CARB airborne toxic control measures for in-use off-road diesel fleets, which 

would minimize DPM emissions, including an airborne toxic control measure to limit idling of diesel-fueled 

commercial vehicles, which requires diesel-fueled vehicles with gross vehicle weights greater than 10,000 pounds 

to idle no more than 5 minutes at any location (13 CCR 2485). However, the level of potential emissions in relation 

to the location of sensitive receptors cannot be estimated with a level of accuracy. As such, the potential health risk 

of exposing sensitive receptors to construction-generated TAC emissions, primarily DPM, would be potentially 

significant. Even with implementation of MM-4.3-1 through MM-4.3-6, and existing regulations. the Project impacts 

at the program level would remain significant and unavoidable because at this level of review, the exact location, 

orientation, number and timing of individual development projects and/or infrastructure improvements that could 

occur as a result of implementation of the Neighborhoods Where We All Belong Zoning are unknown. Further, MM-

4.3-1 through MM-4.3-6 would not ensure that all impacts from future development projects would be mitigated to 

a level of less than significant. Future non-discretionary projects that would be implemented under the 

Neighborhoods Where We All Belong Zoning would be subject to the federal, state and local regulations mentioned 

above; however, these non-discretionary projects would not be subject to CEQA review and would not be required 

to implement the mitigation measures set forth in this Draft PEIR. As such, even with implementation of existing 

regulations, and MM-4.3-1 through MM-4.3-6 as applied to future discretionary projects, potential impacts related 

to exposure to substantial pollutant concentrations during construction activities associated with future 

development projects would be significant and unavoidable.  

Toxic Air Contaminants - Operation 

The Project would facilitate additional housing, neighborhood-commercial uses, and other potential commercial 

land uses which could include various sources of TACs. As discussed in Section 4.3.2.1, Methodology, potential 

sources of TAC emissions from the Project include, but are not limited to: emergency generators, boilers, broilers (meat 

cooking), and ovens.).  
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MM-4.3-7 through MM-4.3-11, Operational Emissions, includes requirements for new projects to reduce pollutant 

emissions during long-term operations, including compliance with SCAQMD rules as well as adherence to engine 

emission standards, electrical infrastructure. However, MM-4.3-7 through MM-4.3-11 does not ensure that all 

impacts from future development projects would be mitigated to a level of less than significant. Future non-

discretionary projects that would be implemented under the Neighborhoods Where We All Belong Zoning would be 

subject to the federal, state and local regulations mentioned above; however, these non-discretionary projects 

would not be subject to CEQA review and would not be required to implement the mitigation measures set forth in 

this Draft PEIR. As such, even with implementation of existing regulations, and MM-4.3-7 through MM-4.3-11 as 

applied to future discretionary projects, potential impacts related to exposure to substantial pollutant 

concentrations during long-term operations associated with future development projects would be significant 

and unavoidable. 

Valley Fever 

As discussed in Section 4.3.1, under header “Non-Criteria Air Pollutants,” valley fever is not highly endemic to 

Orange County, with an incidence rate of 10.0 cases per 100,000 people in 2022 (CDPH 2023). The California 

counties considered highly endemic for valley fever include Kern (264.9 per 100,000), Kings (111.0 per 100,000), 

Tulare (65.7 per 100,000), San Luis Obispo (51.5 per 100,000), Fresno (44.3 per 100,000), Madera (32.4 per 

100,000), and Ventura (28.3 per 100,000), which accounted for 50.5 percent of the reported cases in 2022 

(CDPH 2023). 

Even if present within the Project area, construction activities may not result in increased incidence of valley fever. 

Propagation of valley fever is dependent on climatic conditions, with the potential for growth and surface exposure 

highest following early seasonal rains and long dry spells. Valley fever spores can be released when filaments are 

disturbed by earthmoving activities, although receptors must be exposed to and inhale the spores to be at increased 

risk of developing valley fever. Moreover, exposure to valley fever does not guarantee that an individual will become 

ill—approximately 60 percent of people exposed to the fungal spores are asymptomatic and show no signs of an 

infection (Saubolle et al. 2006). 

In order to reduce fugitive dust from the Project and minimize adverse air quality impacts, the Project would employ 

dust control measures in accordance with SCAQMD Rules 401 and 403, which limit the amount of fugitive dust 

generated during construction. These requirements are consistent with California Department of Public Health 

recommendations for the implementation of dust control measures, including regular application of water during 

soil-disturbing activities, to reduce exposure to valley fever by minimizing the potential that the fungal spores 

become airborne (CDPH 2013). Further, regulations designed to minimize exposure to valley fever hazards are 

included in CCR Title 8 and would be complied with during the Project’s construction phase (California Department 

of Industrial Relations 2017). 

In summary, the Project would not result in a significant impact attributable to valley fever exposure based on its 

geographic location and compliance with applicable regulatory standards and dust control measures, which will 

serve to minimize the release of and exposure to fungal spores. 

Threshold 4.3-4 Would the project result in other emissions (such as those leading to odors) adversely 

affecting a substantial number of people? 

Less Than Significant Impact. The occurrence and severity of potential odor impacts depends on numerous 

factors. The nature, frequency, and intensity of the source; the wind speeds and direction; and the sensitivity of 
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receiving location each contribute to the intensity of the impact. Although offensive odors seldom cause physical 

harm, they can be annoying and cause distress among the public and generate citizen complaints.  

As described in Threshold 4.3-1, while the Project consists of a policy document that does not propose any direct 

development, the land use changes proposed as part of the Project would allow for greater densities than are 

currently allowed within the Project area, and the Project would result in indirect impacts. Development allowed for 

by the Project would generate odors from vehicles and/or equipment exhaust emissions. Odors produced would be 

attributable to concentrations of unburned hydrocarbons from tailpipes of construction equipment, architectural 

coatings, and asphalt pavement application. As these odors would be short-term (e.g., only emitted during a future 

development project’s demolition/construction phase), intermittent, limited to on-site or site-adjacent areas, and 

typically emitted in an outdoor setting subject to wind and other dissipating elements, such odors would disperse 

rapidly and would generally occur at magnitudes that would not affect substantial numbers of people. Therefore, 

impacts associated with odors during construction of the Project would be less than significant.  

All food-service facilities in the Project area are required to meet applicable health and safety code requirements 

and building code standards, including standards related to odor emissions. For these reasons, impacts related to 

odors emanating mixed-use/commercial buildings (e.g., food-service facilities) accommodated because of the 

Project’s proposed land use changes would be less than significant.  

While the Project identifies the general locations (e.g., parcels) where future development is likely to occur and can 

make certain assumptions based on the permitted use types, the precise nature (e.g., the particular tenant[s]) and 

site-specific location(s) of future development projects implemented under the Neighborhoods Where We All Belong 

Zoning have not yet been identified. Therefore, odor sources associated with Project buildout and their potential to 

cause a specific impact to nearby sensitive receptors also cannot be completely identified. However, any 

development within the Project area would be required to comply with SCAQMD Rule 402, Nuisance, which prohibits 

the discharge of air pollutants from a facility that cause injury, detriment, nuisance, or annoyance to the public or 

damage to business or property. Therefore, the Project would not result in new or more substantial odor emissions 

that could adversely affect a substantial number of people, and impacts would be less than significant.  

4.3.5 Cumulative Impact Analyses 

Where a lead agency concludes that the cumulative effects of a project, taken together with the impacts of other 

closely related past, present, and reasonably foreseeable future projects are significant, the lead agency then must 

determine whether the project’s incremental contribution to such significant cumulative impact is “cumulatively 

considerable” (and thus significant in and of itself). The cumulative study area used to assess potential cumulative 

air quality impacts includes the South Coast Air Basin and considers the future buildout of applicable local and 

regional plans. The full list of related plans applicable to the Project's cumulative analyses is provided in Section 

2.5, Cumulative Impact Analysis, in Chapter 2, Environmental Setting of this Draft PEIR.  

Threshold 4.3-1: The cumulative impact of the population increases in South Coast Air Basin would further obstruct 

implementation of the AQMP, as implementation of the Project would further exceed the demographic growth 

forecasts in the Project area. Although implementation of MM-4.3-1 and MM-4.3-11 would reduce emissions of 

future projects under the Neighborhoods Where We All Belong Zoning Updates, these mitigation measures would 

not reduce impacts to less than significant. As discussed in response to Threshold 4.3-1, implementation of the 

Neighborhoods Where We All Belong Zoning Update’s would result in a significant and unavoidable impact related 

to the conflict with the applicable AQMP. The impact of the Project, in addition to the additional regional growth, 

would constitute a significant cumulative impact related to AQMP implementation. Therefore, Neighborhoods Where 
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We All Belong Zoning Update’s incremental contribution to impacts related to conflict with the SCAQMD’s AQMP 

would be cumulatively considerable. 

Threshold 4.3-2: As discussed previously, air pollution by nature is largely a cumulative impact. The nonattainment 

status of regional pollutants is a result of past and present development, and the SCAQMD develops and 

implements plans for future attainment of ambient air quality standards. The potential for the Project to result in a 

cumulatively considerable impact, specifically, a cumulatively considerable new increase of any criteria pollutant 

for which the Project region is nonattainment under an applicable NAAQS and/or CAAQS, is addressed in response 

to Threshold 4.3-2. Therefore, the Neighborhoods Where We All Belong Zoning Update’s incremental contribution 

to impact related to increases of any criteria pollutant for which the Project region is in nonattainment would be 

cumulatively considerable. 

Threshold 4.3-3: As discussed in response to Threshold 4.3-3 regarding sensitive receptors, projects under the 

Neighborhoods Where We All Belong Zoning Updates would be required to evaluate existing TAC exposure and 

incorporate available reduction measures, if necessary. However, due to the uncertainty of future sensitive receptor 

locations and the effectiveness of MM-4.3-1 through 4.3-11, even with implementation of mitigation, existing 

regulations, impacts would be significant and unavoidable. The impact of the Project in addition to growth associated 

with regional plans could further increase the exposure of air quality pollutants to sensitive receptors. Therefore, 

Neighborhoods Where We All Belong Zoning Update’s incremental contribution to impacts related to exposure of 

sensitive receptors to substantial pollutant concentrations from TACs would be cumulatively considerable. 

Threshold 4.3-4: As discussed in response to Threshold 4.3-4 regarding odors or other emissions, projects under 

the Neighborhoods Where We All Belong Zoning Updates would be subject to SCAQMD Rule 402, Odor impacts are 

generally limited to the immediate area surrounding the source and the Project area would result in less than 

significant impacts related to odors. Therefore, the Project’s incremental contribution to odors would not be 

cumulatively considerable.  

4.3.6 Mitigation Measures 

The following mitigation measures would be implemented to reduce the Project’s criteria air pollutant emissions 

during construction and operation. 

Construction 

MM-4.3-1 Construction Equipment Emissions Reductions. Prior to the issuance of a building permit for 

future development projects subject to the MUOD within the Planning Area, the City shall ensure 

that the applicant’s construction contractor’s contract specifications, require the use of California 

Air Resources Board (CARB)-certified Tier 4 Final or better construction equipment for equipment 

engines greater than 25 horsepower. An exemption from this requirement may be granted under 

the following condition: The applicant’s construction contractor shall demonstrate that at least two 

construction fleet owners/operators in Orange County were contacted and that those 

owners/operators confirmed Tier 4 Final equipment could not be located within Orange County 

during the desired construction schedule.  

MM-4.3-2 Additional Construction Equipment Emission Reductions. Prior to the issuance of a 

demolition/grading permit for future development projects subject to the MUOD within the Planning 
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Area, the City shall ensure that the applicant requires, through the construction contractor’s 

contract specifications, the following are implemented: 

▪ Use electric or hybrid powered equipment for generators and other small pieces of equipment 

over 25 horsepower (e.g., forklifts), as commercially available 

▪ Use cleaner fuel equipment, such as replacing diesel fuel with compressed natural gas or 

renewable diesel, as commercially available 

Commercially available equipment is defined as equipment sourced within 50 vehicle miles of the 

project site and within 10 percent of the cost of the diesel-fueled-equivalent equipment. The 

individual project applicant must contact at least two contractors or vendors within the County and 

submit to the City justification if the specified equipment is not commercially available. 

MM-4.3-3 Limit Truck and Equipment Idling During Construction. During construction of future 

development projects subject to the MUOD within the Planning Area, the City shall ensure that the 

applicant requires, through the construction contractor’s contract specifications, that idling time of 

heavy-duty trucks is reduced either by requiring them to be shut off when not in use or limiting the 

time of idling to no more than 4 minutes (thereby improving upon the 5-minute idling limit required 

by the state airborne toxics control measure, 13 CCR 2485). The Project applicant shall post clear 

signage reminding construction workers to limit idling of construction equipment. 

MM-4.3-4 Use of Low-Volatile Organic Compound Paint During Construction. Prior to the 

commencement of construction activities for future development projects subject to the MUOD 

within the Planning Area, the applicant shall require, through the construction contractor’s contract 

specifications, that low volatile organic compound (VOC) paint (50 grams per liter VOC or less) is 

used for all interior and exterior paint applications for residential and nonresidential land uses. 

MM-4.3-5 Construction Dust Control. Prior to the issuance of a grading permit for future development 

projects subject to the MUOD within the Planning Area, the applicant shall require, the construction 

contractor’s contract specifications, that implementation of dust control strategies are 

implemented to reduce project-generated dust during construction and ensure compliance with 

South Coast Air Quality Management District (SCAQMD) Rule 403. The dust control measures shall 

include at a minimum the following control strategies: 

 Water or another SCAQMD-approved non-toxic dust control agent shall be used on the grading 

areas at least three times daily. 

 A 15 mile-per-hour (mph) speed limit on unpaved surfaces shall be enforced. 

 All main roadways shall be constructed and paved as early as possible in the 

construction process. 

 Building pads shall be finalized as soon as possible following site preparation and 

grading activities. 

 Grading areas shall be stabilized as quickly as possible. 

 Wheel washers shall be installed adjacent to the apron for tire inspection and washing prior to 

vehicle entry on public roads. 

 Visible track-out into traveled public streets shall be removed with the use of sweepers, water 

trucks, or a similar method within 30 minutes of occurrence. 
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 Unpaved construction site egress points shall be graveled to prevent track-out. 

 Construction access points shall be wet-washed at the end of the workday if any vehicle travel 

on unpaved surfaces has occurred. 

 All soil disturbance and travel on unpaved surfaces shall be suspended if winds (instantaneous 

gusts) exceed 25 mph. 

 On-site stockpiles of excavated material shall be covered. 

MM-4.3-6 Notification of Construction Activities. Prior to the commencement of any construction activities 

for future development projects subject to the MUOD within the Planning Area, the applicant shall 

be required to employ a construction relations officer who will address community concerns 

regarding on-site construction activity. The applicant shall provide public notification in the form of 

a visible sign containing the contact information of the construction relations officer, who shall 

document complaints and concerns regarding on-site construction activity. The sign shall be placed 

in easily accessible locations. 

Operation 

MM-4.3-7 Low-VOC Cleaning Supplies and Paint Educational Program. Prior to the occupancy of any 

future development projects subject to the MUOD within the Planning Area, applicants shall 

develop a green cleaning product and paint education program. The City shall ensure that the 

applicant implements this program through property management practices, including but not 

limited to lease materials, tenant information packets, and project websites. The educational 

program shall include a flyer (hardcopy and/or digital) that includes, at a minimum, an explanation 

of what volatile organic compounds (VOCs) are, how VOCs affect us, where to find low-VOC 

alternatives for cleaning supplies and paint, and additional resources for learning more. 

MM-4.3-8 Landscape Maintenance Equipment Emission Reduction. Applicants for future development 

projects subject to the MUOD within the Planning Area shall implement the following landscape 

maintenance equipment emission reduction measures: 

 Include Outdoor Electrical Outlets. Prior to the issuance of building permits, future development 

project applicants shall provide evidence to the City that the design plans include electrical 

outlets on the exterior of the structure to facilitate use of electrical lawn and garden equipment. 

The City shall verify compliance by confirming that this requirement is included in the 

construction contractor’s contract specifications prior to issuance of a building permit. 

 Encourage Use of Existing Yard Equipment Exchange and Rebate Programs. Future 

development project applicants shall provide educational materials to future residents about 

the SCAQMD Residential Electric Lawn & Garden Equipment Rebate Program with the goal of 

accelerating transition from conventional gasoline-powered yard equipment (e.g., lawn 

mowers, leaf blowers and vacuums, shredders, trimmers, and chain saws) to electric and 

rechargeable battery-powered yard equipment. The City shall verify compliance by reviewing 

and confirming the inclusion of these materials prior to issuance of a certificate of occupancy. 

MM-4.3-9 Trip Reduction Program: Prior to issuance of a grading permit, applicants for future development 

projects subject to the MUOD within the Planning Area for projects with 50 employees or more shall 

prepare a Trip Reduction Program aimed at discouraging single-occupancy vehicle trips and 

encouraging alternative modes of transportation, such as carpooling, and shuttle/transit use, and 
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where applicable walking, and biking, with the goal of reducing VMT. The Program shall be subject 

to review and approval by the City. The exact measures to be implemented shall be determined 

when the Program is prepared, prior to issuance of a final certificate of occupancy for each future 

development project. The Program should be customized and may include but would not be limited 

to commute trip reduction program, marketing, carpool/vanpool service with incentives such as 

monetary assistance with fares or gas costs for carpool/vanpool users, subsidized/discounted 

daily or monthly public transit passes, employee shuttles, as well as encouraging telecommuting 

and alternative work schedule, if applicable to the type of employment.  

MM-4.3-10 Enhanced End-of-Trip Bicycle Facilities. Prior to the issuance of building permits for future 

development projects subject to the MUOD within the Planning Area, the City shall ensure that the 

applicant’s design plans include end-of-trip bicycle facilities consistent with the following: 

▪ Non-Residential (Office, Retail, Commercial) development must provide the following facilities: 

- Short-term bike racks for 5 percent of parking spaces 

- Long-term secure bike parking for 5 percent of parking spaces 

▪ For developments with 150 or more employees, showers and changing facilities at a rate of 

the greater of one shower per 25,000 square feet of building area or one shower per 100 

employees 

- Lockers for at least 5 percent of employees 

▪ Multi-family Residential development must provide one secure long-term storage space (i.e., 

bike storage room or locker) per unit. 

MM-4.3-11  Transit Oriented Features: Prior to the issuance of building permits, applicants for future 

development projects subject to the MUOD within the Planning Area shall consult with the City to 

determine appropriate and reasonable contribution towards construction or implementation of 

transit features. Based on phasing and proposed project type, the City may require the future 

development project applicants to implement a transit feature to either connect to the nearest 

transit stop or hub and/or enhance the service or provide transit features such as bus shelters.  

4.3.7 Level of Significance Conclusion 

Threshold 4.3-1: Even with implementation of MM-4.3-1 and MM-4.3-11, the Project could conflict with or obstruct 

implementation of the applicable air quality plan, and impacts would be significant and unavoidable and 

cumulatively considerable. 

Threshold 4.3-2: Even with implementation of MM-4.3-1 and MM-4.3-11, the Project could result in a cumulatively 

considerable net increase of any criteria pollutant for which the project region is non-attainment under an applicable 

federal or state ambient air quality standard (including releasing emissions which exceed quantitative thresholds 

for ozone precursors), and impacts would be significant and unavoidable and cumulatively considerable. 

Threshold 4.3-3: Even with implementation of MM-4.3-1 and MM-4.3-11, the Project could expose sensitive 

receptors to substantial pollutant concentrations, and impacts would be significant and unavoidable and 

cumulatively considerable.  
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Threshold 4.3-4: The Project would not result in other emissions (such as those leading to odors) adversely affecting 

a substantial number of people and impacts would be less than significant and would not be 

cumulatively considerable.  
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4.4 Biological Resources 

This section of the Draft PEIR analyzes the potential impacts from the implementation of the Neighborhoods Where 

We All Belong Zoning Updates and Housing Element Implementation (Project) on biological resources, including 

impacts to special status plant and wildlife species, sensitive natural communities, and migratory corridors. A 

discussion of the existing biological resources in the city and the Planning Area is included in this section to present 

the environmental baseline conditions. The analysis is based, in part, on review of the City of Costa Mesa’s (City) 

General Plan, the CalFlora Database, California Department of Fish and Wildlife (CDFW) California Natural Diversity 

Database (CNDDB), California Native Plant Society (CNPS) Inventory of Rare and Endangered Plants, and U.S. Fish 

and Wildlife Service (USFWS) Information for Planning and Consultation (IPaC) data, as included in Appendix E of 

this Draft PEIR. Please refer to the following appendix: 

Appendix E CNDDB, CNPS Inventory, and IPaC Records, prepared by Dudek 

Other sources consulted are listed in Section 4.4.8, References. 

4.4.1 Existing Conditions 

The Planning Area is located within the city, which is highly developed with a mix of residential, commercial, and 

industrial development. The Planning Area is surrounded by a suburban environment with scattered parcels 

consisting of established parks and recreational areas. The Planning Area has been developed for at least 50 

years, and the development has removed the natural vegetation, soils, and hydrology that most native plant and 

wildlife species are dependent on (NETR Online 2026). Vegetation throughout the Planning Area is primarily 

limited to ornamental vegetation associated with development and parks, and ruderal species1, as well as two 

parcels of agricultural land consisting of row crops. Undeveloped parcels that provide significant habitat 

opportunities for sensitive plant and wildlife species that occur within in the city, but outside of the Planning Area 

boundary, include open space parks such as Fairview Park, Talbert Regional Park, and Orange Coast River Park, 

natural habitat areas such as the Santa Ana River and riparian areas, and recreational areas such as the Costa 

Mesa Country Club (City of Costa Mesa 2016). The open space parks include a mix of native vegetation 

communities including coastal scrub, riparian woodlands, riparian scrub, wetlands and salt marshes that provide 

suitable habitat for a variety of species.  

Additionally, several smaller regional parks are located throughout the city. Stormwater is conveyed through much 

of the Planning Area via underground stormwater systems and open concrete channels, including the Santa Ana 

River along the western boundary of the city that is channelized, and the Upper Newport Back Bay to the east of 

the city boundary (Google Earth 2026). Outside of designated parks and preserves, southern portions of the city 

also occur within the Coastal Zone as designated by the California Coastal Commission, and are managed by the 

City’s Local Coastal Plan (LCP). The southern portion of Talbert Regional Park and the adjacent Canyon Park to the 

east, are subject to the regulations of the LCP (City of Costa Mesa 2016).  

Resident native wildlife that occurs in the Planning Area are primarily common suburban adapted species, such as 

western fence lizard (Sceloporus occidentalis), red-tailed hawk (Buteo jamaicensis), mourning dove (Zenaida 

macroura), Allen's hummingbird (Selasphorus sasin), Anna's hummingbird (Calypte anna), black phoebe (Sayornis 

nigricans), American crow (Corvus brachyrhynchos), house finch (Haemorhous mexicanus), Virginia opossum 

 
1 Ruderal vegetation is vegetation that is often composed of invasive species, whether exotic or native, that have expanded in 

extent and abundance due to human disturbances (Faber-Langendoen et al. 2014).  
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(Didelphis virginiana), coyote (Canis latrans), raccoon (Procyon lotor), and striped skunk (Mephitis mephitis). 

Numerous other bird species are expected to pass through during migration and numerous bat species may forage 

overhead, with there being some potential for bat roosts in manmade structures (e.g., bridges and dilapidated 

buildings). Non-native wildlife species are more abundant within the communities, and include rock pigeon 

(Columba livia), European starling (Sturnus vulgaris), house sparrow (Passer domesticus), house mouse (Mus 

musculus), Norway rat (Rattus norvegicus), and black rat (Rattus rattus) (Appendix E). 

Special-status species identified with a potential to occur in the Planning Area include plants such as: southern 

tarplant (Centromadia parryi ssp. australis), decumbent goldenbush (Isocoma menziesii var. decumbens), and 

Coulter’s goldfields (Lasthenia glabrata ssp. coulteri). Special-status wildlife species with suitable habitat in the 

Planning Area include but are not limited to: burrowing owl (Athene cunicularia), Crotch’s bumble bee (Bombus 

crotchii), and western spadefoot (Spea hammondii). The complete list of special-status species evaluated for their 

potential to occur in the Planning Area are included in Table 4.4-1 and Appendix E.  

4.4.2 Regulatory Requirements 

4.4.2.1 Federal 

Federal Endangered Species Act 

The federal Endangered Species Act (FESA) of 1973 (16 USC 1531 et seq.), as amended, is administered by 

USFWS for most plant and animal species, and by the National Oceanic and Atmospheric Administration National 

Marine Fisheries Service for certain marine species. FESA is intended to provide a means to conserve the 

ecosystems upon which endangered and threatened species depend, and to provide programs for the 

conservation of those species, thus preventing extinction of plants and wildlife. FESA defines an endangered 

species as “any species that is in danger of extinction throughout all or a significant portion of its range.” A 

threatened species is defined as “any species that is likely to become an endangered species within the 

foreseeable future throughout all or a significant portion of its range.” Under FESA, it is unlawful to take any listed 

species; “take” is defined as “harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect, or to attempt 

to engage in any such conduct.”  

FESA allows for the issuance of incidental take permits for listed species under Section 7, which is generally 

available for projects that also require other federal agency permits or other approvals, and under Section 10, 

which provides for the approval of habitat conservation plans on private property without any other federal agency 

involvement. Upon development of a habitat conservation plan, USFWS can issue incidental take permits for 

listed species. 

Migratory Bird Treaty Act 

The Migratory Bird Treaty Act (MBTA) was originally passed in 1918 as four bilateral treaties, or conventions, for 

the protection of a shared migratory bird resource. The primary motivation for the international negotiations was 

to stop the “indiscriminate slaughter” of migratory birds by market hunters and others (16 USC 703–712). Each 

of the treaties protects selected species of birds and provides for closed and open seasons for hunting game 

birds. The MBTA protects more than 800 species. Two species of eagles that are native to the United States—bald 

eagle (Haliaeetus leucocephalus) and golden eagle (Aquila chrysaetos)—were granted additional protection within 

the United States under the Bald and Golden Eagle Protection Act (16 USC 668–668d) to prevent these species 

from becoming extinct. 
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Clean Water Act 

The Clean Water Act (CWA) is the major federal legislation governing water quality, providing guidance for the 

restoration and maintenance of the chemical, physical, and biological integrity of the nation’s waters. Section 401 

of the CWA requires an applicant for a federal license or permit that may result in a discharge of pollutants into 

waters of the United States to obtain state certification, thereby ensuring that the discharge will comply with 

provisions of the CWA. The State Water Resources Control Board and Regional Water Quality Control Boards 

(RWQCBs) administer the 401 certification program in California. Section 402 of the CWA establishes a permitting 

system for the discharge of any pollutant (except dredged or fill material) into waters of the United States. Section 

404 establishes a permit program administered by the U.S. Army Corps of Engineers (USACE) that regulates the 

discharge of dredged or fill material into waters of the United States, including wetlands. USACE implementing 

regulations are found in 33 Code of Federal Regulations (CFR) Parts 320 to 332. Guidelines for implementation 

are referred to as the Section 404(b)(1) Guidelines, which were developed by the U.S. Environmental Protection 

Agency in conjunction with USACE (40 CFR 230). The guidelines allow the discharge of dredged or fill material into 

the aquatic ecosystem only if there is no practicable alternative that would have less adverse impacts. 

4.4.2.2 State 

California Endangered Species Act 

CDFW administers the California Endangered Species Act (CESA), which prohibits the take of plant and animal 

species designated by the Fish and Game Commission as endangered or threatened in California. Under CESA 

Section 86, “take” is defined as “hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture, 

or kill.” CESA Section 2053 stipulates that state agencies may not approve projects that will “jeopardize the 

continued existence of any endangered species or threatened species, or result in the destruction or adverse 

modification of habitat essential to the continued existence of those species, if there are reasonable and prudent 

alternatives available consistent with conserving the species or its habitat which would prevent jeopardy.”  

CESA defines an endangered species as “a native species or subspecies of a bird, mammal, fish, amphibian, 

reptile, or plant which is in serious danger of becoming extinct throughout all, or a significant portion, of its range 

due to one or more causes, including loss of habitat, change in habitat, overexploitation, predation, competition, 

or disease.” CESA defines a threatened species as “a native species or subspecies of a bird, mammal, fish, 

amphibian, reptile, or plant that, although not presently threatened with extinction, is likely to become an 

endangered species in the foreseeable future in the absence of the special protection and management efforts 

required by this chapter. Any animal determined by the Commission as rare on or before February 1, 1985, is a 

threatened species.” A candidate species is defined as “a native species or subspecies of a bird, mammal, fish, 

amphibian, reptile, or plant that the Commission has formally noticed as being under review by the department 

for addition to either the list of endangered species or the list of threatened species, or a species for which the 

Commission has published a notice of proposed regulation to add the species to either list.” CESA does not list 

invertebrate species. 

California Fish and Game Code Sections 3503, 3511, 3513, 3801, 4700, 5050, and 5515  

Section 2081(b) and (c) of the California Fish and Game Code authorizes take of endangered, threatened, or 

candidate species if take is incidental to otherwise lawful activity and if specific criteria are met. These provisions 

also require CDFW to coordinate consultations with USFWS for actions involving federally listed species that are 

also state-listed species. In certain circumstances, Section 2080.1 of CESA allows CDFW to adopt a federal 
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incidental take statement or a 10(a) permit as its own, based on its findings that the federal permit adequately 

protects the species and is consistent with state law. A Section 2081(b) permit may not authorize the take of “fully 

protected” species or “specified birds” (California Fish and Game Code Sections 3505, 3511, 4700, 5050, 5515, 

and 5517). If a project is planned in an area where a fully protected species or a specified bird occurs, an applicant 

must design the project to avoid take. 

California Fish and Game Code, Sections 1600–1616 

California Fish and Game Code, Sections 1600–1616, mandates that “it is unlawful for any person to substantially 

divert or obstruct the natural flow or substantially change the bed, channel, or bank of any river, stream, or lake 

designated by the department, or use any material from the streambeds, without first notifying the department of 

such activity.” Under California Fish and Game Code, Sections 1600–1616, the CDFW has the authority to regulate 

work that will substantially divert or obstruct the natural flow of, or substantially change or use any material from, 

the bed, channel, or bank of any river, stream, or lake. The CDFW also has the authority to regulate work that will 

deposit or dispose of debris, waste, or other material containing crumbled, flaked, or ground pavement where it 

may pass into any river, stream, or lake. This regulation takes the form of a requirement for a Lake or Streambed 

Alteration (LSA) Agreement and is applicable to all projects. Applications to the CDFW must include a complete 

certified document pursuant to the California Environmental Quality Act (CEQA). 

California Environmental Quality Act 

CEQA requires identification of a project’s potentially significant impacts on biological resources and ways that 

such impacts can be avoided, minimized, or mitigated. CEQA also provides guidelines and thresholds for use by 

lead agencies for evaluating the significance of proposed impacts.  

The CEQA Guidelines define endangered animals or plants as species or subspecies whose “survival and 

reproduction in the wild are in immediate jeopardy from one or more causes, including loss of habitat, change in 

habitat, overexploitation, predation, competition, disease, or other factors” (14 CCR 15380[b][1]). A rare animal 

or plant is defined in CEQA Guidelines Section 15380(b)(2) as a species that, although not currently threatened 

with extinction, exists “in such small numbers throughout all or a significant portion of its range that it may become 

endangered if its environment worsens; or … [t]he species is likely to become endangered within the foreseeable 

future throughout all or a significant portion of its range and may be considered ‘threatened’ as that term is used 

in the federal Endangered Species Act.” Additionally, an animal or plant may be presumed to be endangered, rare, 

or threatened if it meets the criteria for listing as defined further in CEQA Guidelines Section 15380(c).  

Section IV, Appendix G (Environmental Checklist Form) of the CEQA Guidelines (14 CCR 15000 et seq.) requires 

an evaluation of impacts to “any riparian habitat or other sensitive natural community identified in local or regional 

plans, policies, regulations, or by the CDFW or the USFWS.” 

California Coastal Act of 1976 

The California Coastal Act of 1976, administered by the California Coastal Commission (CCC), is the primary 

legislation guiding coastal development and protection. Pursuant to Section 30240 of the California Coastal Act, 

Environmentally Sensitive Habitat Areas (ESHAs) “shall be protected against any significant disruption of habitat 

values and only uses dependent on those resources shall be allowed within those areas.” ESHAs are “any area in 

which plant or animal life or their habitats are either rare or especially valuable because of their special nature or 

role in an ecosystem and which could be easily disturbed or degraded by human activities and developments.” 
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The California Coastal Act states that development adjacent to ESHAs must be located and designed to prevent 

significant impacts to the functions and values of the ESHA.  

The federally approved California Coastal Zone Management Program is administered through a partnership 

between state and local coastal governments. The CCC and the California Coastal Conservancy manage and 

perform different roles under the Coastal Zone Management Program. The CCC is primarily responsible for 

managing and permitting activities within the coastal zone, and the California Coastal Conservancy is responsible 

for land acquisition and the protection, restoration, and enhancement of wetlands and coastal resources. The CCC 

advocates for local coastal city governments to establish Local Coastal Programs to protect public access and 

coastal resources on a local level as well as govern decisions on behalf of the CCC. Development within the coastal 

zone may not occur until the CCC or a local government with a CCC‐certified Local Coastal Program (LCP), such as 

the City, has issued a Coastal Development Permit (CDP).  

No portions of the Planning Area occur within the Coastal Zone; however, the southwestern portion of the city 

(within portions of Talbert Regional Park) are located within the Coastal Zone, and areas of the City of Newport 

Beach (within Randall Preserve and Upper Newport Back Bay) that occur immediately adjacent to the City of Costa 

Mesa are also located within the Coastal Zone. Therefore, future buildout of the Project would not require a CDP 

for future development.  

4.4.2.3 Local 

Costa Mesa 2015-2035 General Plan 

The General Plan includes guiding principles, which inform the City’s goals, policies, and implementation actions. 

The following goals and policies are relevant to the proposed Project and applicable to biological resources. The 

Conservation Element (Chapter 6) of the General Plan identifies areas in Costa Mesa with substantial natural 

resources that the City is committed to manage and protect from waste, destruction, and neglect. The Project 

would support and/or would not conflict with the implementation of the following goals and policies (City of Costa 

Mesa 2016):  

Objective CON-1.A. Evaluate existing biotic resources and preserve them in ecologically viable and natural 

conditions, where possible; and/or restore and integrate these resources into the urban environment, 

where feasible.  

Habitat and Biological Resources Protection and Restoration 

Policy CON-1.A.1.  Natural habitat is essential to ensuring biodiversity and protecting sensitive biological 

resources. Protect these areas and consult with the California Department of Fish and 

Wildlife, Orange County Water District, Orange County Parks, and other regional agencies 

to identify areas for special protection, and establish appropriate protection measures for 

these areas.  

Policy CON-1.A.2.  Contribute to regional biodiversity and the preservation of rare, unique, and sensitive 

biological resources by maintaining functional wildlife corridors and habitat linkages.  

Policy CON-1.A.3.  Coordinate with the United States Fish and Wildlife service, the California Department of 

Fish and Wildlife, and other regulatory agencies to mitigate project impacts affecting open 

and natural spaces.  
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Policy CON-1.A.5:  Ensure that all future development is reviewed with regard to protecting natural topography 

and bluffs to preserve and enhance Costa Mesa’s natural beauty.  

Policy CON-1.A.6:  Minimize soil depletion and erosion in development projects. Prevent erosion caused by 

construction activities, and encourage preservation of natural vegetation and topography. 

Access to Large-Scale Natural Areas 

Policy CON-1.A.7:  Improve access to large-scale natural areas in the City. These areas should be open for 

controlled access to improve public enjoyment. Access should be limited where natural 

habitat is extremely sensitive. Work with transit agencies to improve connections and 

access to open space and recreation facilities from all Costa Mesa neighborhoods.  

Policy CON-1.A.9:  Coordinate the development of plans, policies, and design standards for projects within 

the Coastal Zone with appropriate local, regional, and federal agencies. 

Orange County Natural Community Conservation Plan/Habitat Conservation Plan – 

Central/Coastal 

The Natural Community Conservation Act, codified at Fish and Game Code Sections 2800‐2840, authorizes the 

preparation of Natural Community Conservation Plans (NCCPs) to protect natural communities and species while 

allowing a reasonable amount of economic development. At the same time, the federal Endangered Species Act, 

Section 10, provides for the preparation of Habitat Conservation Plans (HCPs) to permit the taking of federally 

listed threatened and endangered species. Under both state and federal statutes, joint planning processes result 

in the preparation and adoption of an NCCP/HCP. The study area is within the NCCP/HCP for the County of Orange 

Central and Coastal Subregion, specifically within the Coastal Subregion of the NCCP/HCP and is therefore 

analyzed in the context of the NCCP/HCP with regard to the special status species identified in the NCCP/HCP and 

the mitigation provisions of the NCCP/HCP. 

The NCCP/HCP was reviewed and approved by the U.S. Fish and Wildlife Service (USFWS) and CDFW in 1996 to 

address protection and management of coastal sage scrub (CSS) habitat and CSS‐obligate species, and other 

covered habitats and species, and mitigate anticipated impacts to those habitats and species, on a programmatic, 

sub‐regional level, rather than on a project‐by-project, single species basis.  

The Central and Coastal Subregion NCCP/HCP (herein referred to as “NCCP/HCP”) includes a habitat reserve 

in excess of 37,000 acres for the protection of CSS, other upland habitats, the coastal California gnatcatcher, 

and other primarily CSS‐dependent species identified in the NCCP/HCP. Specifically, the NCCP/HCP, USFWS, 

and CDFW authorize “take” under the federal and state endangered species acts of 39 “identified species” of 

plants and wildlife (including “covered” and “conditionally covered” species). Fur ther, the NCCP/HCP contains 

requirements for adaptive management, interim management, and funding management for the Reserve, as 

well as procedures and minimization measures related to the “take” of “identified species” and habitat. Thus, 

the NCCP/HCP provides for the protection and management of a broad range of plant and wildlife populations, 

while providing certainty to the public and affected landowners with respect to the location of future 

development and open space in the subregion. 
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4.4.3 Thresholds of Significance 

In accordance with Appendix G of the State CEQA Guidelines, the applicable thresholds of significance with regard 

to biological resources are listed below. A project may have a significant impact if it would:  

Threshold 4.4-1: Have a substantial adverse effect, either directly or through habitat modifications, on any 

species identified as a candidate, sensitive, or special status species in local or regional 

plans, policies, or regulations, or by the California Department of Fish and Wildlife (CDFW) 

or U.S. Fish and Wildlife Service (USFWS)?  

Threshold 4.4-2: Have a substantial adverse effect on any sensitive natural communities (e.g., riparian 

habitat, coastal sage scrub, oak woodlands, non-jurisdictional wetlands) identified in local 

or regional plans, policies, regulations or by CDFW or USFWS? 

Threshold 4.4-3: Interfere substantially with the movement of any native resident or migratory fish or wildlife 

species or with established native resident or migratory wildlife corridors, or impede the 

use of native wildlife nursery sites?  

The following threshold questions for this topic required in accordance with Appendix G of the CEQA Guidelines 

were scoped out of this Draft PEIR, having been adequately addressed in the Initial Study, wherein it was 

determined that the Project would have no impact or a less than significant impact on the environment: 

▪ Would the project have a substantial adverse effect on state or federally protected wetlands (including, but 

not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological interruption, or 

other means? 

▪ Would the project conflict with any local policies or ordinances protecting biological resources, such as a 

tree preservation policy or ordinance? 

▪ Would the project conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 

Conservation Plan, or other approved local, regional, or state habitat conservation plan? 

Thus, an analysis of these thresholds is included in Appendix A-1, NOP and Initial Study, of this Draft PEIR. 

4.4.4 Impact Analyses 

4.4.4.1 Methodology 

Approach 

As described in Chapter 3, Project Description, the Neighborhoods Where We All Belong Zoning Updates and 

Housing Element Implementation (Project) does not include or propose any site-specific development that could 

directly result in construction or operational impacts to the environment. However, implementation of the Project 

would facilitate additional future development in the city. Therefore, this Draft PEIR does not assess the site-

specific construction and operation details of each future development within the Planning Area. Rather, it 

assesses the impacts associated with changes to existing land uses and the associated overall effects of buildout 

of the Project through 2056, where reasonably foreseeable physical changes to the environment could occur. 

Analysis at a parcel or site-specific level was not conducted because, unless otherwise noted within this 

assessment, the actual locations of Project development (and its chronologic sequence or concurrence) that may 
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be implemented in the future are speculative. Measure K identified specific corridors to provide housing in existing 

industrial, commercial, and mixed-use areas. The key corridors within the city include Newport Boulevard, Harbor 

Boulevard, Placentia Avenue, 19th Street, 18th Street, 17th Street, Baker Street, Bristol Street, and areas north 

of Interstate (I) 405 (City of Costa Mesa 2025). Therefore, these specific corridors and parcels were included in 

this analysis in order to identify potential biological constraints that could occur during future Project build out.  

The following data sources were reviewed to assist with the assessment of biological resources: 

▪ California Department of Fish and Wildlife (CDFW) California Natural Diversity Database (CNDDB) 

(CDFW 2026a) 

▪ U.S. Fish and Wildlife Service (USFWS) Information for Planning and Consultation (IPaC) (USFWS 2026a) 

▪ California Native Plant Society (CNPS) Inventory of Rare and Endangered Plants (CNPS 2026) 

▪ Calflora’s What Grows Here database (Calflora 2026) 

▪ CDFW Biogeographic Information and Observation System (CDFW 2026b) 

▪ CDFW California Sensitive Natural Communities list (CDFW 2025) 

▪ USFWS National Wetlands Inventory (NWI) data (USFWS 2026b) 

▪ National Hydrography Dataset and Watershed Boundary Dataset (USGS 2023) 

▪ Google Earth, desktop application (Google Earth 2026) 

▪ Historic Aerials, online viewer (NETR Online 2026) 

The database queries included the Planning Area and a 5-mile buffer, including the U.S. Geological Survey (USGS) 

topographic quadrangle (Newport Beach) and surrounding six quadrangles (Seal Beach, Irvine, Laguna Beach, 

Orange, Anaheim, and Los Alamitos). Appendix E of this Draft PEIR includes the results of the queries of the 

CNDDB, CNPS Inventory, and IPaC. 

For each special-status plant species known to occur in the vicinity of or within the Project, a determination was 

made regarding the potential for the species to occur within the Planning Area based on site-specific information 

gathered during the field reconnaissance, such as the location of the site, vegetation communities and soils 

present, current site conditions, and each species’ known range, habitat associations, preferred soil substrate, 

life form, elevation, and blooming period. For each special-status wildlife species listed, a determination was made 

regarding potential use within the study area based on site-specific information gathered during the field 

reconnaissance, such as the location of the site, vegetation communities and soils present, current site conditions, 

and each species’ known range, habitat preferences, and knowledge of the species’ relative distributions in 

the area. 

4.4.4.2 Environmental Analyses 

Threshold 4.4-1 Would the project have a substantial adverse effect, either directly or through habitat 

modifications, on any species identified as a candidate, sensitive, or special status species 

in local or regional plans, policies, or regulations, or by the California Department of Fish 

and Wildlife (CDFW) or U.S. Fish and Wildlife Service (USFWS)? 

Significant and Unavoidable Impact. The CEQA Guidelines define endangered animals or plants as species or 

subspecies whose “survival and reproduction in the wild are in immediate jeopardy from one or more causes, 

including loss of habitat, change in habitat, overexploitation, predation, competition, disease, or other factors” (14 
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CCR 15380[b][1]). A rare animal or plant is defined in CEQA Guidelines Section 15380(b)(2) as a species that, 

although not currently threatened with extinction, exists “in such small numbers throughout all or a significant 

portion of its range that it may become endangered if its environment worsens; or … [t]he species is likely to 

become endangered within the foreseeable future throughout all or a significant portion of its range and may be 

considered ‘threatened’ as that term is used in the federal Endangered Species Act.” Additionally, an animal or 

plant may be presumed to be endangered, rare, or threatened if it meets the criteria for listing as defined further 

in CEQA Guidelines Section 15380(c). 

Relevant databases that contain information on candidate, sensitive, and/or special status species include: the 

CNDDB (CDFW 2026a); the CNPS Inventory of Rare and Endangered Plants (CNPS 2026); and the USFWS IPaC 

Database (USFWS 2026a). The results of these queries included 37 special status plant species and 47 special 

status wildlife species that have recorded occurrences in the Planning Area, the surrounding areas within the city, 

and within the surrounding six USGS topographic quadrangle maps. Critical habitat has been designated for 

coastal California gnatcatcher (Polioptila californica californica) to the immediate southwest of the City of Costa 

Mesa, within the City of Newport Beach within the proposed Randall Preserve property (USFWS 2026a). No 

mapped Critical Habitat areas occur within the city or within the Planning Area.  

The potential for occurrence of plant and wildlife species is summarized according to the following categories. 

Because not all species are accommodated precisely by a given category (i.e., category definitions may be too 

restrictive), an expanded rationale for each category assignment is provided.  

▪ Known to occur: The species has been documented in the Planning Area (CDFW 2026a, CNPS 2026).  

▪ High potential to occur: The species has not been documented in the Planning Area but is known to recently 

occur in the vicinity and suitable habitat is present. 

▪ Moderate potential to occur: The species has not been documented in the vicinity, but the Planning Area is 

within the known range of the species and suitable habitat for the species is present. 

▪ Low potential to occur: The species has not been documented within 50 years in the vicinity of the Planning 

Area, but the site is within the known range of the species; however, suitable habitat for the species on site 

is of low quality. 

▪ Not expected to occur: The Planning Area is outside the known geographic or elevational range of the 

species and/or the site does not support suitable habitat for the species.  

Special Status Plants 

Table 4.4-1 summarizes the regulatory status, natural history, and the results of assessment of occurrence for the 

37 special-status plants recorded within the topographic quadrangle in which the Planning Area lies, and the 

surrounding six quadrangles. The majority of the special-status plant species evaluated in Table 4.4-1 are not 

expected to occur in the Planning Area due to the removal of natural vegetation communities and suitable soils 

due to the development within the Planning Area and city. 
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Table 4.4-1. Assessment of the Potential of Occurrence of Special-Status 
Plant Species  

Scientific 

Name Common Name 

Status 

(Federal/State/

CRPR) 

Primary Habitat 

Associations/ 

Life Form/ Blooming 

Period/ Elevation 

Range (feet) Potential to Occur 

Abronia villosa 

var. aurita 

chaparral sand-

verbena 

None/None/1B.1 Chaparral, Coastal scrub, 

Desert dunes; Sandy/ 

annual herb/ 

(Jan)Mar–Sep/ 

245–5,250 

Not expected to occur. 

The site is outside of the 

species’ known elevation 

range and there is no 

suitable vegetation 

present. 

Aphanisma 

blitoides 

aphanisma None/None/1B.2 Coastal bluff scrub, 

Coastal dunes, Coastal 

scrub; Gravelly 

(sometimes), Sandy 

(sometimes)/annual 

herb/Feb–June/5–1,000 

Not expected to occur. No 

suitable vegetation is 

present primarily due to 

the lack of coastal dunes. 

Astragalus 

hornii var. 

hornii 

Horn's milk-vetch None/None/1B.1 Meadows and seeps, 

Playas; Alkaline, Lake 

Margins/annual herb/ 

May–Oct/195–2,790 

Not expected to occur. No 

suitable vegetation 

present as the conditions 

on the Planning Area are 

primarily xeric. 

Astragalus 

pycnostachyus 

var. 

lanosissimus 

Ventura Marsh 

milk-vetch 

FE/SE/1B.1 Coastal dunes, Coastal 

scrub, Marshes and 

swamps (edges, coastal 

salt, brackish)/perennial 

herb/(June)Aug–Oct/ 

5–115 

Not expected to occur. No 

suitable vegetation is 

present primarily due to 

the lack of coastal dunes. 

Atriplex 

coulteri 

Coulter's saltbush None/None/1B.2 Coastal bluff scrub, 

Coastal dunes, Coastal 

scrub, Valley and foothill 

grassland; Alkaline 

(sometimes), Clay 

(sometimes)/perennial 

herb/Mar–Oct/10–1,510 

Not expected to occur. No 

suitable vegetation is 

present primarily due to 

the lack of coastal dunes 

and clay soils. 

Atriplex 

pacifica 

south coast 

saltscale 

None/None/1B.2 Coastal bluff scrub, 

Coastal dunes, Coastal 

scrub, Playas/annual 

herb/Mar–Oct/0–460 

Not expected to occur. No 

suitable vegetation is 

present primarily due to 

the lack of coastal dunes. 

Atriplex parishii Parish's brittlescale None/None/1B.1 Chenopod scrub, Playas, 

Vernal pools; Alkaline/ 

annual herb/June–Oct/ 

80–6,235 

Not expected to occur. No 

suitable vegetation 

present and the Planning 

Area lacks playas and 

vernal pools. 

Atriplex 

serenana var. 

davidsonii 

Davidson's 

saltscale 

None/None/1B.2 Coastal bluff scrub, 

Coastal scrub; Alkaline/ 

annual herb/Apr–Oct/ 

35–655 

Not expected to occur. No 

suitable vegetation is 

present. 
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Table 4.4-1. Assessment of the Potential of Occurrence of Special-Status 
Plant Species  

Scientific 

Name Common Name 

Status 

(Federal/State/

CRPR) 

Primary Habitat 

Associations/ 

Life Form/ Blooming 

Period/ Elevation 

Range (feet) Potential to Occur 

Calochortus 

weedii var. 

intermedius 

intermediate 

mariposa-lily 

None/None/1B.2 Chaparral, Coastal scrub, 

Valley and foothill 

grassland; Rocky/ 

perennial bulbiferous 

herb/May–July/ 

345–2,805 

Not expected to occur. 

The site is outside of the 

species’ known elevation 

range. 

Calystegia felix lucky morning-glory None/None/1B.1 Meadows and seeps 

(sometimes alkaline), 

Riparian scrub (alluvial); 

Alkaline (sometimes), 

Loam (sometimes)/ 

annual rhizomatous 

herb/Mar–Sep/100–705 

Not expected to occur. No 

suitable vegetation is 

present as no riparian 

scrub occurs within the 

Planning Area. 

Centromadia 

parryi ssp. 

australis 

southern tarplant None/None/1B.1 Marshes and swamps 

(margins), Valley and 

foothill grassland (vernally 

mesic), Vernal pools/ 

annual herb/ 

May–Nov/0–1,575 

Low potential to occur. 

While southern tarplant 

has been documented 

within the city, it is 

restricted to natural areas 

within open space parks 

and does not occur within 

the undeveloped parcels 

in the Planning Area due 

to lack of suitable soils. 

Chaenactis 

glabriuscula 

var. orcuttiana 

Orcutt's pincushion None/None/1B.1 Coastal bluff scrub 

(sandy), Coastal 

dunes/annual herb/ 

Jan–Aug/0–330 

Not expected to occur. No 

suitable vegetation is 

present primarily due to 

the lack of coastal dunes. 

Chloropyron 

maritimum 

ssp. 

maritimum 

salt marsh bird's-

beak 

FE/SE/1B.2 Coastal dunes, Marshes 

and swamps (coastal 

salt)/annual herb 

(hemiparasitic)/ 

May–Oct(Nov)/0–100 

Not expected to occur. No 

suitable vegetation is 

present primarily due to 

the lack of coastal dunes. 

Comarostaphyl

is diversifolia 

ssp. diversifolia 

summer holly None/None/1B.2 Chaparral, Cismontane 

woodland/perennial 

evergreen shrub/ 

Apr–June/100–2,590 

Not expected to occur. No 

suitable chaparral 

vegetation is present. 

Dudleya 

multicaulis 

many-stemmed 

dudleya 

None/None/1B.2 Chaparral, Coastal scrub, 

Valley and foothill 

grassland; Clay (often)/ 

perennial herb/Apr–July/ 

50–2,590 

Not expected to occur. 

The Planning Area 

contains grassland 

habitat, however these 

areas are highly 

disturbed. 
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Table 4.4-1. Assessment of the Potential of Occurrence of Special-Status 
Plant Species  

Scientific 

Name Common Name 

Status 

(Federal/State/

CRPR) 

Primary Habitat 

Associations/ 

Life Form/ Blooming 

Period/ Elevation 

Range (feet) Potential to Occur 

Dudleya 

stolonifera 

Laguna Beach 

dudleya 

FT/ST/1B.1 Chaparral, Cismontane 

woodland, Coastal scrub, 

Valley and foothill 

grassland; Rocky/ 

perennial stoloniferous 

herb/May–July/35–855 

Not expected to occur. 

The Planning Area 

contains grassland 

habitat, however these 

areas are highly 

disturbed. 

Eriastrum 

densifolium 

ssp. sanctorum 

Santa Ana River 

woollystar 

FE/SE/1B.1 Chaparral, Coastal scrub 

(alluvial fans); Gravelly 

(sometimes), Sandy 

(sometimes)/perennial 

herb/Apr–Sep/ 

300–2,000 

Not expected to occur. 

The site is outside of the 

species’ known elevation 

range and there is no 

suitable vegetation 

present. 

Eryngium 

aristulatum 

var. parishii 

San Diego button-

celery 

FE/SE/1B.1 Coastal scrub, Valley and 

foothill grassland, Vernal 

pools; Mesic/annual/ 

perennial herb/ 

Apr–June/65–2,035 

Not expected to occur. No 

vernal pools occur within 

the Planning Area. 

Euphorbia 

misera 

cliff spurge None/None/2B.2 Coastal bluff scrub, 

Coastal scrub, Mojavean 

desert scrub; Rocky/ 

perennial shrub/ 

(Oct)Dec–Aug/35–1,640 

Not expected to occur. No 

suitable vegetation is 

present. 

Helianthus 

nuttallii ssp. 

parishii 

Los Angeles 

sunflower 

None/None/1A Marshes and swamps 

(freshwater, coastal 

salt)/perennial 

rhizomatous herb/ 

Aug–Oct/35–5,005 

Not expected to occur. 

The Planning Area does 

not contain any marshes 

or swamps. 

Horkelia 

cuneata var. 

puberula 

mesa horkelia None/None/1B.1 Chaparral (maritime), 

Cismontane woodland, 

Coastal scrub; Gravelly 

(sometimes), Sandy 

(sometimes)/perennial 

herb/Feb–July(Sep)/ 

230–2,660 

Not expected to occur. No 

suitable vegetation is 

present. 

Isocoma 

menziesii var. 

decumbens 

decumbent 

goldenbush 

None/None/1B.2 Chaparral, Coastal scrub 

(often disturbed areas, 

sandy)/perennial shrub/ 

Apr–Nov/35–820 

Low potential to occur. 

The Planning Area 

contains disturbed sites, 

however, these areas 

have been used for 

agricultural purposes and 

do not provide suitable 

habitat for this species. 
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Table 4.4-1. Assessment of the Potential of Occurrence of Special-Status 
Plant Species  

Scientific 

Name Common Name 

Status 

(Federal/State/

CRPR) 

Primary Habitat 

Associations/ 

Life Form/ Blooming 

Period/ Elevation 

Range (feet) Potential to Occur 

Lasthenia 

glabrata ssp. 

coulteri 

Coulter's goldfields None/None/1B.1 Marshes and swamps 

(coastal salt), Playas, 

Vernal pools/annual 

herb/Feb–June/5–4,005 

Low potential to occur. 

This species has been 

documented within 

Fairview Park and Talbert 

Regional Park, but no 

suitable habitat occurs 

within the Planning Area 

as it does not contain any 

marshes or swamps. 

Nama 

stenocarpa 

mud nama None/None/2B.2 Marshes and swamps 

(lake margins, 

riverbanks)/annual/ 

perennial herb/Jan–July/ 

15–1,640 

Not expected to occur. 

The Planning Area does 

not contain any marshes 

or swamps. 

Nasturtium 

gambelii 

Gambel's water 

cress 

FE/ST/1B.1 Marshes and swamps 

(brackish, freshwater)/ 

perennial rhizomatous 

herb/Apr–Oct/15–1,085 

Not expected to occur. 

The Planning Area does 

not contain any marshes 

or swamps. 

Navarretia 

prostrata 

prostrate vernal 

pool navarretia 

None/None/1B.2 Coastal scrub, Meadows 

and seeps, Valley and 

foothill grassland 

(alkaline), Vernal pools; 

Mesic/annual herb/ 

Apr–July/10–3,970 

Not expected to occur. No 

vernal pools occur within 

the Planning Area. 

Nemacaulis 

denudata var. 

denudata 

coast woolly-heads None/None/1B.2 Coastal dunes/annual 

herb/Apr–Sep/0–330 

Not expected to occur. No 

suitable vegetation is 

present primarily due to 

the lack of coastal dunes. 

Orcuttia 

californica 

California Orcutt 

grass 

FE/SE/1B.1 Vernal pools/annual 

herb/Apr–Aug/50–2,165 

Not expected to occur. No 

vernal pools occur within 

the Planning Area. 

Pentachaeta 

aurea ssp. 

allenii 

Allen's pentachaeta None/None/1B.1 Coastal scrub (openings), 

Valley and foothill 

grassland/annual herb/ 

Mar–June/245–1,705 

Not expected to occur. 

The site is outside of the 

species’ known elevation 

range. 

Phacelia 

stellaris 

Brand's star 

phacelia 

None/None/1B.1 Coastal dunes, Coastal 

scrub/annual herb/ 

Mar–June/5–1,310 

Not expected to occur. No 

suitable vegetation is 

present primarily due to 

the lack of coastal dunes. 

Quercus 

dumosa 

Nuttall's scrub oak None/None/1B.1 Chaparral, Closed-cone 

coniferous forest, Coastal 

scrub; Clay, Loam, Sandy/ 

perennial evergreen 

shrub/Feb–Apr 

(May–Aug)/50–1,310 

Not expected to occur. No 

suitable vegetation is 

present. 
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Table 4.4-1. Assessment of the Potential of Occurrence of Special-Status 
Plant Species  

Scientific 

Name Common Name 

Status 

(Federal/State/

CRPR) 

Primary Habitat 

Associations/ 

Life Form/ Blooming 

Period/ Elevation 

Range (feet) Potential to Occur 

Sagittaria 

sanfordii 

Sanford's 

arrowhead 

None/None/1B.2 Marshes and swamps 

(shallow freshwater)/ 

perennial rhizomatous 

herb (emergent)/ 

May–Oct(Nov)/0–2,135 

Not expected to occur. 

The Planning Area does 

not contain any marshes 

or swamps. 

Senecio 

aphanactis 

chaparral ragwort None/None/2B.2 Chaparral, Cismontane 

woodland, Coastal scrub; 

Alkaline (sometimes)/ 

annual herb/ 

Jan–Apr(May)/50–2,625 

Not expected to occur. No 

suitable vegetation is 

present. 

Sidalcea 

neomexicana 

salt spring 

checkerbloom 

None/None/2B.2 Chaparral, Coastal scrub, 

Lower montane 

coniferous forest, 

Mojavean desert scrub, 

Playas; Alkaline, Mesic/ 

perennial herb/ 

Mar–June/50–5,020 

Not expected to occur. 

The conditions within the 

Planning Area are xeric. 

Suaeda 

esteroa 

estuary seablite None/None/1B.2 Marshes and swamps 

(coastal salt)/perennial 

herb/(Jan–May)July–Oct/ 

0–15 

Not expected to occur. 

The Planning Area does 

not contain any marshes 

or swamps. 

Symphyotrichu

m defoliatum 

San Bernardino 

aster 

None/None/1B.2 Cismontane woodland, 

Coastal scrub, Lower 

montane coniferous 

forest, Marshes and 

swamps, Meadows and 

seeps, Valley and foothill 

grassland (vernally 

mesic); Streambanks/ 

perennial rhizomatous 

herb/July–Nov/5–6,695 

Not expected to occur. 

The Planning Area does 

not contain any marshes 

or swamps. 

Verbesina 

dissita 

big-leaved 

crownbeard 

FT/ST/1B.1 Chaparral (maritime), 

Coastal scrub/perennial 

herb/(Mar)Apr–July/ 

150–675 

Not expected to occur. No 

suitable vegetation is 

present. 

Notes:  
1 Status Abbreviations 

Note: Extirpation noted in CNDDB records is only relevant to that particular recorded incidence, not necessarily to all possible 

occurrences in the region. In other words, extirpation of the recorded incidence is only suggestive rather than conclusive that the 

species may not be present in the region. 

Federal and State Statuses 

FE: Federally considered endangered 

FT: Federally considered threatened 

SE: State considered endangered 

ST: State considered threatened 

CRPR: California Rare Plant Rank 

CRPR 1A: Plants presumed extirpated in California and either rare or extinct elsewhere 

CRPR 1B: Plants rare, threatened, or endangered in California and elsewhere 
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CRPR 2A: Plants presumed extirpated in California but common elsewhere 

CRPR 2B: Plants rare, threatened, or endangered in California but more common elsewhere 

CRPR 3: Plants about which more information is needed 

CRPR 4: Watch List: Plants of limited distribution 

.1 – Seriously threatened in California (over 80 percent of occurrences threatened/high degree and immediacy of threat) 

.2 – Moderately threatened in California (20 percent–80 percent of occurrences threatened/moderate degree and immediacy 

of threat) 

.3 – Not very threatened in California (less than 20 percent of occurrences threatened/low degree and immediacy of threat). 

See Appendix E for more details.  

None of the 37 special-status plant species evaluated for their potential to occur within Planning Area have more 

than a Low potential to occur. The three species with a Low potential to occur are southern tarplant (Centromadia 

parryi ssp. australis), decumbent goldenbush (Isocoma menziesii var. decumbens), and Coulter’s goldfields 

(Lasthenia glabrata ssp. coulteri), which are not listed under FESA or CESA and are restricted to open space parks 

within the city and do not have any potential to occur within the Planning Area. These three species are listed as 

California Rare Plant Rank 1B.1 and 1B.2 species and potential impacts would be considered significant. Therefore, 

despite the low potential for occurrence, if any of these special-status plant species are found within future 

development areas prior to ground disturbance, these impacts would be considered significant. Project 

implementation of mitigation measure MM-4.4-1 would reduce potential impacts to a less than significant level 

through a project-specific habitat assessment. Additionally, implementation of MM-4.4-2 would further reduce 

impacts through project-specific focused rare plant surveys, and subsequent avoidance/relocation if necessary. 

Future non-discretionary projects that would be implemented under the Project would be subject to the federal, 

state and local regulations mentioned above; however, these non-discretionary projects would not be subject to 

CEQA review and would not be required to implement the mitigation measures set forth in this Draft PEIR. As such, 

even with implementation of existing regulations and MM-4.4-1 and MM-4.4-2 as applied to future discretionary 

projects, impacts to protected plant species would be significant and unavoidable. 

Special Status Wildlife 

Table 4.4-2 summarizes the regulatory status, natural history, and the results of assessment of occurrence for the 

47 special-status wildlife species with records in the Planning Area and/or within the surrounding six topographic 

quadrangles. The majority of the special-status wildlife species evaluated in Table 4.4-2 are not expected to occur 

in the Planning Area due to the removal of natural vegetation communities and previous and ongoing disturbances 

due to the development within the Planning Area and city. 
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Table 4.4-2. Assessment of the Potential of Occurrence of Special-Status 
Wildlife Species 

Scientific 

Name 

Common 

Name 

Status 

(Federal/

State) Habitat Potential to Occur 

Amphibians 

Spea 

hammondii 
western 

spadefoot 
FPT/SSC Primarily grassland and 

vernal pools, but also in 

ephemeral wetlands that 

persist at least 3 weeks in 

chaparral, coastal scrub, 

valley–foothill woodlands, 

pastures, and other 

agriculture 

Low potential to occur. The 

Planning Area lacks vernal pools 

and wetlands, however, the 

agricultural lands could provide 

opportunity for spadefoot to occur 

after rains if ponding occurs.  

Reptiles 

Anniella 

stebbinsi 
southern 

California 

legless lizard 

None/SSC Coastal dunes, stabilized 

dunes, beaches, dry 

washes, valley–foothill, 

chaparral, and scrubs; pine, 

oak, and riparian 

woodlands; associated with 

sparse vegetation and moist 

sandy or loose, loamy soils 

Not expected to occur. The 

Planning Area lacks coastal dune 

habitat to support this species.  

Aspidoscelis 

hyperythra 
orange-

throated 

whiptail 

None/WL Low-elevation coastal scrub, 

chaparral, and valley–

foothill hardwood 

Not expected to occur. No suitable 

vegetation present in the Planning 

Area despite suitable habitat 

within the city. 

Chelonia mydas green sea 

turtle 
FT/None Shallow waters of lagoons, 

bays, estuaries, mangroves, 

eelgrass, and seaweed 

beds 

Not expected to occur. The 

Planning Area lacks perennial tidal 

waterways.  

Crotalus ruber red 

diamondback 

rattlesnake 

None/SSC Coastal scrub, chaparral, 

oak and pine woodlands, 

rocky grasslands, cultivated 

areas, and desert flats 

Not expected to occur. No suitable 

vegetation present. 

Phrynosoma 

blainvillii 
coast horned 

lizard 
None/SSC Open areas of sandy soil in 

valleys, foothills, and semi-

arid mountains including 

coastal scrub, chaparral, 

valley–foothill hardwood, 

conifer, riparian, pine–

cypress, juniper, and annual 

grassland habitats 

Not expected to occur. No suitable 

vegetation present in the Planning 

Area despite suitable habitat 

within the city. 

Birds 

Accipiter 

cooperii 

(nesting) 

Cooper's 

hawk 
None/WL Nests and forages in dense 

stands of live oak, riparian 

woodlands, or other 

woodland habitats often 

near water 

Not expected to occur. No suitable 

vegetation is present within the 

Planning Area despite suitable 

habitat within the city. 
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Table 4.4-2. Assessment of the Potential of Occurrence of Special-Status 
Wildlife Species 

Scientific 

Name 

Common 

Name 

Status 

(Federal/

State) Habitat Potential to Occur 

Agelaius tricolor 

(nesting colony) 
tricolored 

blackbird 
BCC/SSC, 

ST 
Nests near freshwater, 

emergent wetland with 

cattails or tules, but also in 

Himalayan blackberry; 

forages in grasslands, 

woodland, and agriculture 

Not expected to occur. No suitable 

vegetation is present within the 

Planning Area despite suitable 

habitat within the city. 

Aimophila 

ruficeps 

canescens 

Southern 

California 

rufous-

crowned 

sparrow 

None/WL Nests and forages in open 

coastal scrub and chaparral 

with low cover of scattered 

scrub interspersed with 

rocky and grassy patches 

Not expected to occur. No suitable 

vegetation present. 

Ammodramus 

savannarum 

(nesting) 

grasshopper 

sparrow 
None/SSC Nests and forages in 

moderately open grassland 

with tall forbs or scattered 

shrubs used for perches 

Not expected to occur. No suitable 

vegetation present. 

Athene 

cunicularia 

(burrow sites & 

some wintering 

sites) 

burrowing owl BCC/SSC, 

SC 
Nests and forages in 

grassland, open scrub, and 

agriculture, particularly with 

ground squirrel burrows 

Low potential to occur. Burrowing 

owl has been found in Talbert 

Regional Park and within the 

Upper Newport Back Bay, both 

outside of the Planning Area 

boundaries. Marginally suitable 

habitat exists within the 

agricultural land on the Planning 

Area however the current land use 

limits the opportunities for 

burrowing owl to occur in these 

areas.  

Buteo regalis 

(wintering) 
ferruginous 

hawk 
None/WL Winters and forages in 

open, dry country, 

grasslands, open fields, 

agriculture 

Low potential to occur. This 

species may forage within the 

agricultural land on the Planning 

Area but is not expected to nest.  

Buteo swainsoni 

(nesting) 
Swainson's 

hawk 
None/ST Nests in open woodland 

and savanna, riparian, and 

in isolated large trees; 

forages in nearby 

grasslands and agricultural 

areas such as wheat and 

alfalfa fields and pasture 

Low potential to occur. This 

species may forage within the 

agricultural land on the Planning 

Area but is not expected to nest.  

Campylorhynch

us 

brunneicapillus 

sandiegensis 

(San Diego & 

Orange 

Counties only) 

coastal cactus 

wren 
None/SSC Southern cactus scrub 

patches 
Not expected to occur. No suitable 

vegetation is present. 

Coccyzus 

americanus 

western 

yellow-billed 

cuckoo 

FT/SE Nests in dense, wide 

riparian woodlands and 

Not expected to occur. No suitable 

vegetation is present due to the 

lack of riparian habitat within the 

Planning Area. This species has 
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Table 4.4-2. Assessment of the Potential of Occurrence of Special-Status 
Wildlife Species 

Scientific 

Name 

Common 

Name 

Status 

(Federal/

State) Habitat Potential to Occur 

occidentalis 

(nesting) 
forest with well-developed 

understories 
also not been recorded within the 

city. 

Coturnicops 

noveboracensis 
yellow rail BCC/SSC Nesting requires wet 

marsh/sedge meadows or 

coastal marshes with wet 

soil and shallow, standing 

water 

Not expected to occur. No suitable 

vegetation or coastal marshes are 

present. 

Elanus leucurus 

(nesting) 
white-tailed 

kite 
None/FP Nests in woodland, riparian, 

and individual trees near 

open lands; forages 

opportunistically in 

grassland, meadows, 

scrubs, agriculture, 

emergent wetland, savanna, 

and disturbed lands 

Low potential to occur. This 

species may forage within the 

Planning Area but is not expected 

to nest.  

Eremophila 

alpestris actia 
California 

horned lark 
None/WL This subspecies of horned 

lark occurs on the state's 

southern and central 

coastal slope and in the San 

Joaquin Valley. Nests and 

forages in grasslands, 

disturbed lands, agriculture, 

and beaches. 

Moderate potential to occur. This 

species may occur within the 

agricultural parcels on the 

Planning Area.  

Falco 

peregrinus 

anatum 

(nesting) 

American 

peregrine 

falcon 

FD/SD Nests on cliffs, buildings, 

and bridges; forages in 

wetlands, riparian, 

meadows, croplands, 

especially where waterfowl 

are present 

Low potential to occur. This 

species may forage within the 

Planning Area but is not expected 

to nest.  

Icteria virens 

(nesting) 
yellow-

breasted chat 
None/SSC Nests and forages in dense, 

relatively wide riparian 

woodlands and thickets of 

willows, vine tangles, and 

dense brush 

Not expected to occur. No suitable 

vegetation is present due to the 

lack of riparian woodlands within 

the Planning Area. 

Laterallus 

jamaicensis 

coturniculus 

California 

black rail 
None/FP, 

ST 
Tidal marshes, shallow 

freshwater margins, wet 

meadows, and flooded 

grassy vegetation; suitable 

habitats are often supplied 

by canal leakage in Sierra 

Nevada foothill populations 

Not expected to occur. No suitable 

vegetation is present due to the 

lack of tidal marshes. 

Pandion 

haliaetus 

(nesting) 

osprey None/WL Large waters (lakes, 

reservoirs, rivers) 

supporting fish; usually near 

forest habitats, but widely 

observed along the coast 

Not expected to occur. This 

species may fly over the Planning 

Area but is not expected to forage 

or nest on site. 
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Table 4.4-2. Assessment of the Potential of Occurrence of Special-Status 
Wildlife Species 

Scientific 

Name 

Common 

Name 

Status 

(Federal/

State) Habitat Potential to Occur 

Passerculus 

sandwichensis 

beldingi 

Belding's 

savannah 

sparrow 

BCC/SE Nests and forages in 

coastal saltmarsh 

dominated by pickleweed 

(Salicornia spp.) 

Not expected to occur. No suitable 

vegetation is present on the 

Planning Area due to the lack of 

coastal saltmarsh habitat. 

Polioptila 

californica 

californica 

coastal 

California 

gnatcatcher 

FT/SSC Nests and forages in 

various sage scrub 

communities, often 

dominated by California 

sagebrush and buckwheat; 

generally avoids nesting in 

areas with a slope of 

greater than 40 percent; 
majority of nesting at less 

than 1,000 feet above 

mean sea level 

Not expected to occur. No suitable 

vegetation is present in the 

Planning Area, however this 

species has been found within the 

city and Critical Habitat is mapped 

to the immediate southwest of the 

city. 

Rallus obsoletus 

levipes 
light-footed 

Ridgway's rail 
FE/FP, SE Coastal wetlands, brackish 

areas, coastal saline 

emergent wetlands 

Not expected to occur. No suitable 

vegetation is present due to the 

lack of coastal wetlands. 

Riparia riparia 

(nesting) 
bank swallow None/ST Nests in riparian, lacustrine, 

and coastal areas with 

vertical banks, bluffs, and 

cliffs with sandy soils; open 

country and water during 

migration 

Not expected to occur. No suitable 

vegetation is present due to the 

lack of riparian habitat and 

vertical cliffs within the Planning 

Area. 

Rynchops niger 

(nesting colony) 
black 

skimmer 
BCC/SSC Nests on barrier beaches, 

shell banks, spoil islands, 

and saltmarsh; forages over 

open water; roosts on sandy 

beaches and gravel bars 

Not expected to occur. The 

Planning Area occurs in upland 

areas outside of beaches or tidal 

areas. 

Setophaga 

petechia 

(nesting) 

yellow warbler None/SSC Nests and forages in 

riparian and oak woodlands, 

montane chaparral, open 

ponderosa pine, and mixed-

conifer habitats 

Not expected to occur. No suitable 

vegetation is present due to the 

lack of riparian habitat and oak 

woodlands within the Planning 

Area. 

Sternula 

antillarum 

browni (nesting 

colony) 

California 

least tern 

FE/FP, SE Forages in shallow estuaries 

and lagoons; nests on 

sandy beaches or exposed 

tidal flats 

Not expected to occur. The 

Planning Area occurs in upland 

areas outside of lagoons or tidal 

areas. 

Vireo bellii 

pusillus 

(nesting) 

least Bell's 

vireo 

FE/SE Nests and forages in low, 

dense riparian thickets 

along water or along dry 

parts of intermittent 

streams; forages in riparian 

and adjacent shrubland late 

in nesting season 

Not expected to occur. No suitable 

vegetation is present within the 

Planning Area despite this species 

being observed within the city. 
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Table 4.4-2. Assessment of the Potential of Occurrence of Special-Status 
Wildlife Species 

Scientific 

Name 

Common 

Name 

Status 

(Federal/

State) Habitat Potential to Occur 

Anarhynchus 

nivosus nivosus 

(nesting) 

western 

snowy plover 

FT, 

BCC/SSC 

On coasts nests on sandy 

marine and estuarine 

shores; in the interior nests 

on sandy, barren or sparsely 

vegetated flats near saline 

or alkaline lakes, reservoirs, 

and ponds 

Not expected to occur. The 

Planning Area occurs in upland 

areas outside of beaches or tidal 

areas. 

Fishes 

Catostomus 

santaanae 
Santa Ana 

sucker 
FT/SSC Small, shallow, cool, clear 

streams less than 7 meters 

(23 feet) in width and a few 

centimeters to more than a 

meter (1.5 inches to more 

than 3 feet) in depth; 

substrates are generally 

coarse gravel, rubble, and 

boulder 

Not expected to occur. The 

Planning Area occurs in upland 

areas outside of any streams or 

waterways. 

Eucyclogobius 

newberryi 
tidewater 

goby 
FE/SSC Brackish water habitats 

along the California coast 

from Agua Hedionda 

Lagoon, San Diego County, 

to the mouth of the Smith 

River 

Not expected to occur. The 

Planning Area occurs in upland 

areas outside of any streams or 

waterways. 

Oncorhynchus 

mykiss irideus 

pop. 10 

southern 

steelhead - 

southern 

California DPS 

FE/SE Clean, clear, cool, well-

oxygenated streams; needs 

relatively deep pools in 

migration and gravelly 

substrate to spawn 

Not expected to occur. The 

Planning Area occurs in upland 

areas outside of any streams or 

waterways. 

Mammals 

Choeronycteris 

mexicana 
Mexican long-

tongued bat 
None/SSC Desert and montane 

riparian, desert succulent 

scrub, desert scrub, and 

pinyon–juniper woodland; 

roosts in caves, mines, and 

buildings 

Not expected to occur. No suitable 

vegetation or caves and mines are 

present. 

Dasypterus 

xanthinus 
western 

yellow bat 
None/SSC Valley–foothill riparian, 

desert riparian, desert 

wash, and palm oasis 

habitats; below 2,000 feet 

above mean sea level; 

roosts in riparian and palms 

Not expected to occur. The 

Planning Area lacks palm oases to 

support this species. Palm trees 

occur throughout the Planning 

Area as ornamental vegetation, 

but are located in urban areas 

away from fresh water sources.  
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Table 4.4-2. Assessment of the Potential of Occurrence of Special-Status 
Wildlife Species 

Scientific 

Name 

Common 

Name 

Status 

(Federal/

State) Habitat Potential to Occur 

Eumops perotis 

californicus 
western 

mastiff bat 
None/SSC Chaparral, coastal and 

desert scrub, coniferous 

and deciduous forest and 

woodland; roosts in crevices 

in rocky canyons and cliffs 

where the canyon or cliff is 

vertical or nearly vertical, 

trees, and tunnels  

Not expected to occur. The 

Planning Area lacks rocky canyons 

and cliffs to support roosting 

habitat for this species. 

Microtus 

californicus 

stephensi 

south coast 

marsh vole 
None/SSC Tidal marshes Not expected to occur. The 

Planning Area lacks tidal marshes.  

Nyctinomops 

macrotis 
big free-tailed 

bat 
None/SSC Rocky areas; roosts in 

caves, holes in trees, 

buildings, and crevices on 

cliffs and rocky outcrops; 

forages over water  

Not expected to occur. The 

Planning Area lacks suitable 

roosting habitat for this species.  

Perognathus 

longimembris 

pacificus 

Pacific pocket 

mouse 
FE/SSC Fine-grained sandy 

substrates in open coastal 

strand, coastal dunes, and 

river alluvium 

Not expected to occur. The 

Planning Area occurs in upland 

areas outside of coastal sandy 

areas and dunes. 

Sorex ornatus 

salicornicus 
southern 

California 

saltmarsh 

shrew 

None/SSC Saltmarsh, saltgrass, dense 

willow, bulrush 
Not expected to occur. The 

Planning Area occurs in upland 

areas outside of saltmarsh areas. 

Taxidea taxus American 

badger 
None/SSC Dry, open, treeless areas; 

grasslands, coastal scrub, 

agriculture, and pastures, 

especially with friable soils 

Not expected to occur. The 

Planning Area occurs in an 

urbanized area surrounded by 

development and does not provide 

suitable habitat for this species.  

Invertebrates 

Bombus crotchii Crotch's 

bumble bee 
None/SCE Open grassland and scrub 

communities supporting 

suitable floral resources.  

Moderate potential to occur. 

Portions of the Planning Area, 

including agricultural areas that 

contain floristic resources could 

provide suitable habitat for this 

species.  

Branchinecta 

sandiegonensis 
San Diego 

fairy shrimp 
FE/None Vernal pools, non-vegetated 

ephemeral pools 
Not expected to occur. The 

Planning Area lacks vernal pools 

that could provide suitable habitat 

for this species.  
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Table 4.4-2. Assessment of the Potential of Occurrence of Special-Status 
Wildlife Species 

Scientific 

Name 

Common 

Name 

Status 

(Federal/

State) Habitat Potential to Occur 

Euphydryas 

editha quino 
quino 

checkerspot 

butterfly 

FE/None Annual forblands, 

grassland, open coastal 

scrub and chaparral; often 

soils with cryptogamic 

crusts and fine-textured 

clay; host plants include 

Plantago erecta, P. 

patagonica, and 

Antirrhinum coulterianum, 

among others 

Not expected to occur. No suitable 

host plants or hill topping 

opportunities occur within the 

Planning Area.  

Streptocephalus 

woottoni 
Riverside fairy 

shrimp 
FE/None Vernal pools, non-vegetated 

ephemeral pools 
Not expected to occur. The 

Planning Area lacks vernal pools 

that could provide suitable habitat 

for this species. 

Danaus 

plexippus 

plexippus pop. 1 

monarch 

butterfly - 

California 

overwintering 

population 

PFT/None Wind-protected tree groves 

with nectar sources and 

nearby water sources 

Not expected to occur. While the 

monarch butterfly has been found 

overwintering within the 

southwestern portion of the city, 

there have been no counts 

recorded within the Planning Area 

per the Xerces Society Western 

Monarch count. While eucalyptus 

trees may be present within the 

Planning Area, this species has 

not been documented outside of 

known locations during annual 

surveys that date back to 1997.  

Notes: 
1 Status Abbreviations 

Note: Extirpation noted in CNDDB records is only relevant to that particular recorded incidence, not necessarily to all possible 

occurrences in the region. In other words, extirpation of the recorded incidence is only suggestive rather than conclusive that the 

species may not be present in the region. 

BCC: Bird of Conservation Concern 

FE: Federally considered endangered 

FDL: Federal De-listed 

FP: Fully Protected (by the State of California) 

FT: Federally Threatened 

PFT: Proposed Federally Threatened 

SE: State Endangered 

SSC: Species of Special Concern 

ST: State Threatened 

See Appendix E.  

Based on the baseline habitat conditions within the Planning Area and other surrounding areas in the city, Dudek 

determined that six special-status wildlife species have a low potential to occur and two species have a moderate 

potential to occur. The remaining 39 special-status wildlife species evaluated in Table 4.4-2 are not expected to 

occur within or in the immediate vicinity of the Planning Area due to a lack of suitable habitat and existing 

disturbances from previous and ongoing development.  
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Species with a Low potential to occur include: western spadefoot (Spea hammondii), burrowing owl (Athene 

cunicularia), ferruginous hawk (Buteo regalis), Swainson’s hawk (Buteo swainsonii), white-tailed kite (Elanus 

leucurus), and American peregrine falcon (Falco peregrinus anatum). With the exception of western spadefoot, the 

remaining five species are all raptors that may all forage within the Planning Area, particularly within agricultural 

lands, but are not expected to nest. Burrowing owl has a low potential to also nest within the agricultural lands but 

have not been previously documented within the Planning Area. The known locations of burrowing owl within the 

city occur within open space parks in the southwest portion of the city, outside of the Planning Area. Regardless, if 

any of these raptors are found nesting within the Planning Area, potential future buildout may result in a significant 

impact to these nesting raptors. Therefore, Project implementation of MM-4.4-1 would reduce impacts through a 

project-specific habitat assessment to determine if suitable habitat exists for these species. Additionally, 

implementation of MM-4.4-3 would further reduce impacts through breeding season avoidance and pre-

construction clearance surveys. MM-4.4-3 also includes measures for avoidance and monitoring if any avian 

species is found on any of the Project parcels prior to future buildout.  

Burrowing owl is currently a candidate species for listing under CESA and may be fully listed prior to future Project 

buildout. In the event burrowing owl is found on any Project parcel prior to project-specific construction potential 

impacts would be considered significant. Therefore, implementation of MM-4.4-1 and MM-4.4-4 would reduce 

potential project-specific impacts to a less than significant level through a habitat assessment, focused protocol 

surveys, breeding season avoidance, and applying for an Incidental Take Permit (ITP) from CDFW if impacts cannot 

be avoided. The ITP would be prepared and implemented through coordination with CDFW and would involve 

potential relocation and conservation of habitat to offset potential project-related impacts.  

Western spadefoot is proposed for listing as threatened under FESA and is a California Species of Special Concern 

that may occur in the agricultural fields on the Planning Area if significant ponding occurs after rains (i.e. persisting 

at least three weeks). If this species is found on a Planning Area parcel prior to future buildout, potentially significant 

impacts could occur from direct take or loss of occupied habitat. Therefore, Project implementation of MM-4.4-1 

and MM-4.4-5 would reduce potential impacts to a less than significant level through a habitat assessment and 

focused surveys to determine presence/absence. MM-4.4-5 also includes measures to relocate any found western 

spadefoots through a USGS approved Relocation Plan.  

Special-status wildlife species with a moderate potential to occur on the Planning Area include: California horned 

lark (Eremophila alpestris actia), Crotch’s bumble bee (Bombus crotchii), and monarch butterfly (Danaus plexippus 

plexippus). California horned lark is a Watch List species that may occur within the agricultural land on the Planning 

Area. Project-specific related impacts to this species may occur if future construction buildout occurs during the 

avian breeding season of February through August and California horned lark is found on site. Direct or indirect 

impacts to this species would be considered significant as the species is also protected by the MBTA. Therefore, 

implementation of MM-4.4-3 would reduce potential project-specific impacts to a less than significant level through 

breeding season avoidance, pre-construction surveys, and monitoring, if needed.  

Crotch’s bumble bee is a state candidate for listing as endangered under CESA and has the potential to occur within 

the agricultural fields and areas with floristic resources that occur throughout the Planning Area. As this species 

uses a variety of habitats for nesting and foraging, there is a moderate potential for this species to occur and 

impacts to this species would be considered significant. Therefore, implementation of MM-4.4-6 would reduce 

potential impacts to a less than significant level through focused protocol surveys, avoidance measures, and 

applying for an ITP from CDFW if impacts cannot be avoided.  
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Lastly, coastal California gnatcatcher has known extant occurrences within the city and designated critical habitat 

to the immediate southwest of the city (CDFW 2026a, USFWS 2026a). However, coastal California gnatcatcher 

habitat does not occur within the Planning Area due to the lack of coastal sage scrub vegetation within the 

identified parcels and therefore, this species is not expected to occur in the Planning Area and future buildout 

would have no impact on this species.  

Future non-discretionary projects in the Planning Area that would be implemented under the Project would be 

subject to the federal, state and local regulations mentioned above. However, future non-discretionary projects, 

such as by-right residential or mixed-use development, would not be subject to CEQA review and would not be 

required to implement the mitigation measures set forth in this Draft PEIR. As such, even with implementation of 

existing regulations and MM-4.4-1, MM-4.4-3, MM-4.4-4, MM-4.4-5, and MM-4.4-6 as applied to future 

discretionary projects, impacts to protected wildlife species would be significant and unavoidable. 

Threshold 4.4-2 Would the project have a substantial adverse effect on any sensitive natural communities 

(e.g., riparian habitat, coastal sage scrub, oak woodlands, non-jurisdictional wetlands) 

identified in local or regional plans, policies, regulations or by CDFW or USFWS? 

Less Than Significant Impact. Sensitive natural communities are those that are vulnerable, at high risk, or very 

high risk of extinction or elimination due to restricted range, few populations or occurrences, steep declines, severe 

threats, or other factor (NatureServe 2026). CDFW has compiled a list of vegetation communities that the agency 

has deemed as sensitive in California (CDFW 2026b). The CNDDB identifies nine sensitive natural communities 

that have been recorded within the Planning Area’s topographic quadrangle and surrounding six quadrangles 

(CDFW 2026b): California walnut woodland, Southern California arroyo chub/Santa Ana sucker stream, southern 

coastal salt marsh, southern cottonwood willow riparian forest, southern dune scrub, southern foredunes, southern 

sycamore alder riparian woodland, and valley needlegrass grassland. These communities are associated with native 

woodlands, riparian areas, and coastal dune habitat that do not occur within the Planning Area, which is 

characterized as upland areas primarily developed outside of two agricultural parcels. The open space parks and 

channelized portions of the Santa Ana River and its tributaries within the city provide opportunities for these 

sensitive natural communities to occur. However, these areas occur outside of the Planning Area and would not be 

impacted by future buildout of the Project. Therefore, the Project would have no impact on sensitive natural 

communities and no mitigation is required.  

Threshold 4.4-3 Would the project interfere substantially with the movement of any native resident or 

migratory fish or wildlife species or with established native resident or migratory wildlife 

corridors, or impede the use of native wildlife nursery sites? 

Less than Significant. The Planning Area is developed and surrounded by developed areas, and does not reside 

within any designated wildlife corridors and/or habitat linkages identified in the South Coast Missing Linkages 

Analysis Project (South Coast Wildlands 2008) or California Essential Habitat Connectivity project (Spencer et al. 

2010). Potential movement corridors do not exist within the Planning Area, however, there are opportunities for 

wildlife movement within the open space parks and channelized waterways within the city, outside of the Planning 

Area. These potential corridors would not be impacted by future buildout of the Project and wildlife would be allowed 

to continue to use these areas during future project-specific construction activities. Additionally, undeveloped 

parcels in the Planning Area (particularly agricultural lands) are surrounded by development and do not function as 

a corridor or linkage between larger habitat blocks in the vicinity (e.g. Santa Ana River and Newport Back Bay). 

Future development of identified parcels would also not create a barrier for wildlife movement.  
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The Planning Area is near an Important Bird Areas, Orange Coast Wetlands (Audubon 2026). The area includes 

Upper Newport Bay and the Santa Ana River Mouth (Audubon 2026). Shorebirds and water fowl use these areas 

during migration (Audubon 2026). The Project is not expected to have an impact on these areas and migrating birds 

since the Planning Area is approximately 0.80 miles from the Upper Newport Bay, at its closest, and approximately 

0.30 miles from the Santa Ana River mouth. Additionally, the Planning Area is currently developed and located 

within a highly urbanized area of the City, surrounded by a mix of commercial and residential uses, including the 

287-foot tall Center Tower and 283-foot Plaza Tower (SKYDB 2026). Bird-window collision mortality has been shown 

to be strongly associated with an interaction effect between building size and regional urbanization, with the positive 

effect of building size on mortality strongest in areas with low levels of regional urbanization and weak to 

nonexistent in regions with high levels of urbanization (Loss et al. 2019; Hager et al. 2013). As such, an increase 

in the height of buildings within the Planning Area would not be expected to increase bird-window collisions and 

would have a less than significant impact on migrating bird movement. 

Additionally, Project buildout would have the potential to remove landscaping trees, which could occur during 

nesting bird season. All development activities within the Planning Area are subject to the requirement to protect 

nesting birds, in compliance with the MBTA and sections 3503, 3503.5, and 3513 of the California Fish and Game 

Code, which prohibits the accidental or "incidental" taking or killing of migratory birds. Any future development 

projects that would be implemented in accordance with the Planning Area would be required to comply with the 

MBTA and sections 3503, 3503.5, and 3513 of the California Fish and Game Code by preventing the disturbance 

of nesting birds during construction activities. This would generally involve clearing a project site of all vegetation 

outside the nesting season (from September 1 through January 31) or if construction would commence within the 

nesting season (which generally occurs from February 1 through August 31), conducting a pre-construction nesting 

bird survey to determine the presence of nesting birds or active nests at a construction site. Per the requirements 

of the MBTA, active nests and nesting birds must be protected from disturbance by construction activities, usually 

accomplished through buffers between nest sites and construction activities during nesting. Compliance with the 

MBTA would ensure that the implementation of future projects would not interfere with the nesting of any native 

bird species. Therefore, the Project would not interfere substantially with established native or migratory wildlife 

movement, wildlife corridors, or impede the use of native wildlife nursery and there would be no impact on wildlife 

movement corridors or linkages.  

4.4.5 Cumulative Impact Analyses 

Where a lead agency concludes that the cumulative effects of a project, taken together with the impacts of other 

closely related past, present, and reasonably foreseeable future projects are significant, the lead agency then 

must determine whether the project’s incremental contribution to such significant cumulative impact is 

“cumulatively considerable” (and thus significant in and of itself). The cumulative study area used to assess 

potential cumulative biological resources impacts includes the entirety of the city and considers the future buildout 

of applicable local and regional plans. The full list of related plans applicable to the Project's cumulative analyses 

is provided in Section 2.5, Cumulative Impact Analysis, in Chapter 2, Environmental Setting of this Draft PEIR. 

Threshold 4.4-1. As shown in Tables 4.4-1 and 4.4-2, three sensitive or special status plant species and six wildlife 

species have the potential to occur on the Planning Area, and none are known to occur on the Planning Area. 

Implementation of the Project would not lead to adverse modifications to habitat that could support the species 

that could occur in the Planning Area. Since the Project does not propose conversion of areas currently zoned as 

open space to expand development, these potential impacts are limited to a few currently undeveloped or partially 

undeveloped parcels where existing special-status plant and wildlife species, if present, do not represent a 

substantial occurrence in the context of the overall species range and are not likely to have long-term viability under 
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current urbanized conditions. Nevertheless, impacts to special status species in the Planning Area could occur, 

which would result in a significant impact. As with the Project, all cumulative projects would be required to comply 

with all applicable regulations, including the Federal Endangered Species Act, California Endangered Species Act, 

California Fish and Game Code, and City’s Municipal Code. Although non-discretionary projects throughout the 

cumulative area would be subject to these regulations, their compliance would be difficult to enforce since they 

would not be subject to CEQA, and no site-specific environmental assessments would be required. Further, planned 

future development within the city is anticipated to result in significant impacts to special status species. However, 

with implementation of the mitigation measures prescribed in Section 4.4.6 to reduce potential impacts from future 

discretionary projects, there is a potential for the Project to result in non-discretionary projects that would not be 

subject to additional environmental assessment, which could contribute to cumulative impacts to protected plant 

species identified as candidate, sensitive or special status species, and the Project’s contribution is anticipated to 

be cumulatively considerable.  

Threshold 4.4-2. As stated above, the Planning Area does not have the potential to support sensitive natural 

communities. Therefore, cumulative development in areas within and surrounding the Planning Area does not have 

the potential to cause significant cumulative impacts. Additionally, the Project does not propose conversion of areas 

currently zoned/designated as open space to expand development, as all development is proposed for existing 

disturbed or developed areas. Therefore, the Project would not have a substantial adverse effect, either directly or 

indirectly, and the Project’s incremental contribution to impacts would not be cumulatively considerable. 

Threshold 4.4-3. Since there are no natural rivers or streams that may serve as habitat for native fish species in 

the Planning Area, the Project would not interfere with fish movement. Most of the Planning Area is developed and 

surrounded by developed areas, and it does not reside within any designated wildlife corridors and/or habitat 

linkages. The open space areas within the city occur outside of the Planning Area and provide local movement for 

resident wildlife. Therefore, the Project’s incremental contribution to impacts to established native or migratory 

wildlife movement, wildlife corridors, or impedance to the use of native wildlife nursery sites would not be 

cumulatively considerable. 

4.4.6 Mitigation Measures 

MM-4.4-1 Habitat Assessment. Prior to the issuance of any building permits for future development projects 

subject to the MUOD within the Planning Area, the City shall require project applicants to submit a 

Habitat Assessment Report to the City’s Planning Division for review and approval unless the site 

is fully developed with impervious surfaces and/or irrigated landscaping. The Habitat Assessment 

Report shall be prepared by a qualified biologist and must evaluate the potential for impacts to 

sensitive wildlife and vegetation communities, including but not limited to rare plants, nesting birds, 

burrowing owl, western spadefoot, and Crotch’s bumble bee, and shall include all other required 

information specified by City’s Planning Division at the time of the request. If the survey determines 

that sensitive biological resources will be impacted by proposed activities, the City shall require 

implementation of the appropriate mitigation as set forth in MM-4.4-2 through MM-4.4-6, 

as appropriate.  

MM-4.4-2 Rare Plants. If the habitat assessment described in MM-4.4-1 determines suitable habitat exists 

for southern tarplant, decumbent goldenbush, or Coulter’s goldfields, particularly within the 

undeveloped parcels in the Planning Area, the project applicant shall conduct rare plant surveys 

within the appropriate blooming period for all three species to determine their presence/absence 

on a project site. If any of these three species are observed, they will be flagged for avoidance. 
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However, in the event individual plants cannot be avoided, they will be relocated offsite to a 

conserved property, or replanted on site at an approved ratio determined through consultation with 

California Department of Fish and Wildlife (CDFW). Any relocation effort will be described in a 

Relocation Plan and relocation areas shall be conserved in perpetuity through a conservation 

easement or deed restriction. 

MM-4.4-3 Nesting Birds. If the habitat assessment described in MM-4.4-1 identifies suitable habitat for 

nesting birds and raptors, initiation of construction activities shall avoid the avian nesting season 

(February through August) to the extent feasible to reduce potential impacts to nesting birds 

protected by the Migratory Bird Treaty Act and California Fish and Game Code. If construction 

activities must be initiated during the migratory bird nesting season, the applicant shall have an 

avian nesting survey conducted to identify protected migratory birds, raptors, and active nests. The 

avian nesting survey shall be performed by a qualified wildlife biologist within 72 hours prior to the 

start of construction in accordance with the Migratory Bird Treaty Act and California Fish and Game 

Code. The results of the survey shall be provided to the City of Costa Mesa prior to the start 

of construction.  

 If an active bird nest is found, the nest shall be flagged and mapped on the construction plans 

along with an appropriate “no disturbance” buffer, which will be determined by the applicant’s 

qualified biologist based on the species’ sensitivity to disturbance (typically 50 feet for common, 

urban-adapted species, 300 feet for other passerine species, and 500 feet for raptors and special-

status species). The nest area shall be demarcated in the field with flagging and stakes or 

construction fencing. The buffer area shall be avoided until the nest is vacated and the juveniles 

have fledged, as determined by the qualified biologist. The Project Applicant shall execute an 

agreement for a qualified biologist to provide periodic construction monitoring to determine when 

the nest is inactive and when construction activities can resume within the buffer area. The project 

applicant shall provide a copy of the agreement to the City prior to the start of construction.  

MM-4.4-4 Burrowing Owl. If suitable habitat for this species is found during the habitat assessment for 

individual projects described in MM-4.4-1, focused burrowing owl surveys shall be conducted. 

Focused surveys shall follow protocol set forth in the CDFG Staff Report on Burrowing Owl Mitigation 

(2012), consisting of four survey visits with at least one visit between February 15 and April 15, 

and three visits at least three weeks apart between April 15 and July 15, with at least one of those 

visits occurring after June 15. If burrowing owl is found on site, the applicant shall avoid impacts to 

owls and their habitat. However, if individual burrowing owls and their occupied habitat cannot be 

avoided the applicant shall consult with CDFW to determine the appropriate strategies to minimize 

impacts to the species. Since burrowing owl is a candidate for listing under CESA, and may be fully 

listed by the time future buildout of the Project is completed, an ITP from CDFW shall be required 

offset impacts to the species and its habitat. The ITP will guide the mitigation process which may 

include habitat conservation and/or passive relocation. Mitigation and conservation land shall be 

in place prior to project-level construction.  

MM-4.4-5 Western Spadefoot. If the habitat assessment described in MM-4.4-1 determines suitable habitat 

for western spadefoot exists within the Planning Area, particularly within agricultural lands that 

experience prolonged ponding, presence/absence surveys for the species shall be required. Prior 

to the start of construction, the applicant shall provide focused surveys for western spadefoot 

conducted by a qualified biologist(s) (biologists familiar with amphibian eye-shine and all life stages 



4.4 – BIOLOGICAL RESOURCES 

NEIGHBORHOODS WHERE WE ALL BELONG ZONING UPDATES AND HOUSING ELEMENT IMPLEMENTATION DRAFT PEIR  17292 
JUNE 2026 4.4-28 

of the local amphibian cohort) to determine if western spadefoot is present. Surveys will include 

spotlight surveys at night during or immediately following the first three major rain events of the 

wet season, defined as 0.20 inches or greater during a 24-hour period. Survey methodology shall 

be submitted to the USFWS for review. 

If surveys are negative, western spadefoot shall be considered absent from the site, and no further 

action shall be necessary. If surveys are positive, prior to the start of construction, a qualified 

biologist(s) shall conduct pre-construction surveys for western spadefoot and relocate spadefoot 

individuals of all life stages to suitable habitat outside of the project work area. Surveys and 

relocation shall include, at a minimum, the following elements: 

a. During the wet season prior to construction, exclusion fencing shall be installed by, or under 

the supervision of, a qualified biologist around the limits of upland grading (i.e., berm 

removal) outside of the dense riparian vegetation in the river channel bottom (i.e., suitable 

aestivation habitat). During at least the first four large rain events of the season, defined as 

0.20 inches or greater during a 24-hour period, a qualified biologist(s) shall conduct spotlight 

surveys at night during or immediately following the rain event. Adult spadefoot shall be 

collected and shall either be held by a Wildlife Agency-approved biologist to be released back 

into the site after construction activities or relocated to an area of suitable habitat outside of 

the project work area that provides suitable breeding and aestivation habitat. 

b. To the extent feasible, construction shall begin when the project site does not contain 

ponded water that may support breeding by western spadefoot. If construction is 

scheduled to begin during a time when portions of the site could support western 

spadefoot breeding, a qualified biologist(s) shall conduct pre-construction surveys of pool 

habitat and relocate any larvae and tadpoles present on site to suitable pool habitat 

outside of the project work area. To the extent feasible, pre-construction surveys shall 

include a minimum of three passes separated by 2 weeks, with the final pass occurring no 

more than 7 days prior to the start of construction. More frequent surveys may be 

conducted, if necessary, to complete three surveys prior to construction. 

c. The location of receiving sites and the location of exclusion fence to be placed on Project 

parcels shall be subject to City of Costa Mesa approval. 

d. During construction, the biological monitor(s) present on site, shall relocate any western 

spadefoot individuals found within the project work area to an area of suitable habitat 

outside of the project work area. The biological monitor(s) shall maintain a complete record 

of any western spadefoot encountered during the project and coordinate with USFWS 

regarding additional data to be collected. Information shall include, at a minimum, location, 

date, and time of observation; details of the observed behavior; relocation site; estimated 

number of toads seen or heard; and photographs (when feasible). 

MM-4.4-6 Crotch’s Bumble Bee. If the habitat assessment described in MM-4.4-1 determines suitable 

habitat exists for Crotch’s bumble bee, a pre-construction survey shall be conducted to determine 

presence/absence of the species.  

 The applicant shall provide a pre-construction survey for Crotch's bumble bee, conducted by a 

qualified biologist and within the construction footprint prior to the start of ground-disturbing 

construction activities occurring during the Colony Active Period (April 1 through August 31 for 

Crotch's bumble bee). If ground-disturbing activities occur outside the period, no further mitigation 
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would be required. The survey shall ensure that no nests for Crotch's bumble bee are located within 

the construction area.  

 The focused survey shall be performed by a biologist with expertise in surveying for bumble bees. 

Surveys may occur between 1 hour after sunrise and 2 hours before sunset. Surveys shall not be 

conducted during wet conditions (e.g., foggy, raining, or drizzling) and surveyors shall wait at least 

1 hour following rain. Optimal surveys are when there are sunny to partly sunny skies and a 

temperature greater than 60°F. Surveys may be conducted earlier if other bees or butterflies are 

flying. Surveys shall not be conducted when it is windy (i.e., sustained winds greater than 8 mph). 

Within non-developed habitats, the biologist shall look for nest resources suitable for bumble bee 

use. Ensuring that all nest resources receive 100 percent visual coverage, the biologist shall watch 

the potential nest resources for up to 5 minutes, looking for exiting or entering worker bumble bees. 

It is up to the discretion of the biologist regarding the actual survey viewshed limits from the chosen 

vantage point, but this limit shall not exceed 50 feet. The biologist will reduce the 50-foot limit as 

necessary to ensure 100 percent visual coverage of potential burrow resources depending on 

topography, vegetation height and cover, and other factors. This approach should allow the 

biologist to assess multiple burrows at one time to sufficiently determine if bees are 

entering/exiting them. If a nest is suspected, the surveyor can block the entrance of the possible 

nest with a sterile vial or jar until nest activity is confirmed (no longer than 30 minutes). A photo 

voucher of the bee species shall be collected, and the location mapped. If required, any capture of 

bumble bees will be conducted by a biologist with a valid CESA Memorandum of Understanding 

(MOU) and Scientific Collecting Permit (SCP) for Crotch’s bumble bee. If a bumble bee worker is 

detected, then a representative shall be identified to species.  

 If Crotch's bumble bee nests are not detected, no further mitigation would be required.  

 If a Crotch’s bumble bee nest is detected, the project biologist shall establish, monitor, 

and maintain a no-work buffer around the nest. The size and configuration of the no-work buffer 

will be based on best professional judgement of the project biologist in consultation with CDFW. 

The buffer will provide at least 50 feet of clearance around the nest entrance(s). Construction 

activities will not occur within the no-work buffer until the colony is no longer active. To determine 

that a nest is no longer active, the nest will be observed for a minimum of 60 minutes each day 

across a minimum of 3 days during suitable flight weather (i.e., ambient air temperature between 

60- and 90-degrees Fahrenheit, winds under 10 mph, and no precipitation more than a drizzling 

rain). If no bees are seen flying in or out of the nest by the end of the observation period, it will be 

determined that the nest is no longer active. If project activities occur outside of the Colony Active 

Period, then pre-construction surveys for active bee nests and avoidance measures are 

not required.  

 A written survey report shall be submitted to the City within 30 days of the pre-construction survey. 

The report shall include survey methods, weather conditions, and survey results, including a list of 

insect species observed and a figure showing the locations of any Crotch's bumble bee nest sites 

or individuals observed. The survey report shall include the qualifications/resumes of the 

surveyor(s) and approved biologist(s) for identification of photo vouchers and a detailed habitat 

assessment. If Crotch bumble bee nests are observed, the survey report shall also include 

recommendations for avoidance, and the location information shall be submitted to the California 

Natural Diversity Database at the time of, or prior to, submittal of the survey report.  
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 If the above measures are followed, it is assumed that the Project shall not need to obtain 

authorization from CDFW through the CESA ITP process. If the nest resources cannot be avoided, 

as outlined in this measure, the project applicant shall consult with CDFW regarding the need to 

obtain an ITP. Any measures determined to be necessary through the ITP process to offset impacts 

to Crotch's bumble bee may supersede measures provided in this CEQA document and shall be 

incorporated into the habitat mitigation and monitoring plan.  

 In the event an ITP is needed, mitigation for direct impacts to Crotch's bumble bee shall be fulfilled 

through compensatory mitigation at a minimum 1:1 nesting habitat replacement of equal or better 

functions and values to those impacted by the Project, or as otherwise determined through the 

Incidental Take Permit process. Mitigation shall be accomplished either through off-site 

conservation or through a CDFW-approved mitigation bank. If mitigation is not purchased through 

a mitigation bank, and lands are conserved separately, a cost estimate shall be prepared to 

estimate the initial start-up costs and ongoing annual costs of management activities for the 

management of the conservation easement area(s) in perpetuity. The funding source shall be in 

the form of an endowment to help the qualified natural lands management entity that is ultimately 

selected to hold the conservation easement(s). The endowment amount shall 

be established following the completion of a Project-specific Property Analysis Record to calculate 

the costs of in-perpetuity land management. The Property Analysis Record shall take into account 

all management activities required in the Incidental Take Permit to fulfill the requirements of the 

conservation easement(s), which are currently in review and development. 

4.4.7 Level of Significance Conclusion 

Threshold 4.4-1.  Even with implementation of MM-4.4-1 through MM-4.4-6, the Project would result in a 

significant and unavoidable impact related to substantial adverse effect on plant and 

wildlife species identified as a sensitive or special status species and a cumulatively 

considerable impact.  

Threshold 4.4-2 The Project would have a less than significant impact on sensitive natural communities 

and would not be cumulatively considerable.  

Threshold 4.4-3 The Project would have no impact related to substantial interference with the movement 

of any native resident or migratory fish or wildlife species or with established native 

resident or migratory wildlife corridors and would not be cumulatively considerable.  
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