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MITIGATION MONITORING AND REPORTING
PROGRAM

This Mitigation Monitoring and Reporting Program (MMRP) has been prepared for the Fairview
Developmental Center Specific Plan pursuant to the requirements of California Environmental
Quality Act Guidelines Section 15097, Mitigation Monitoring or Reporting. The purpose of this
MMRP is to ensure the implementation of mitigation measures identified as part of the
environmental review for the proposed project. The public agency may choose whether its
program will monitor mitigation, report on mitigation, or both. This MMRP includes the
following information:

The full text of the mitigation measures.

The party responsible for implementing the mitigation measures.
The timing for implementation of the mitigation measures.

The agency responsible for monitoring the implementation.
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MITIGATION MONITORING AND REPORTING PROGRAM

Mitigation Measures

Party Responsible for
Implementation

Implementation
Timing

Agency Responsible
for Monitoring

AIR QUALITY

AIR-1: All new future development within the Fairview
Developmental Center Specific Plan area shall implement the
following provisions of the California Green Building Standards Code
(CALGreen) as mandatory and not voluntary. The project
applicant(s)/developer(s) shall provide documentation (e.g., building
plans) of implementation of the applicable measures to the City of
Costa Mesa Building Safety Division prior to the issuance of building
permits.

Residential Structures with Three or Fewer Stories. For residential
land uses with three or fewer stories, the project developer(s) shall:

= Design and build condominium/townhouses dwellings that have
an attached private garage to have a dedicated electric circuit to
support electric vehicle charging, as outlined in the Residential
Voluntary Measures of CALGreen, Division A4.1, Planning and
Design, as outlined under Section A4.106.8.1.

= Design and build residential buildings to, at a minimum, meet the
Tier 2 electric vehicle parking standards of the Residential
Voluntary Measures of CALGreen, Division A4.1, Planning and
Design, as outlined under Section A4.106.8.2.1.

= Design and build residential buildings to meet the short- and long-
term bicycle parking standards of the Residential Voluntary
Measures of CALGreen, Division A4.1, Planning and Design, as
outlined under Section A4.106.9.

= Design and build residential buildings to meet energy-efficiency
requirements of the Residential Voluntary Measures of CALGreen,
Division A4.2, Energy Efficiency, as outlined under Section
A4.203.1.

Project applicant(s)/
developer(s)

Prior to the design and
building permit review
process

City of Costa Mesa
Building Safety
Division
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Implementation Timing for Monitoring

Nonresidential Structures and Residential Structures with Four or
More Stories. For nonresidential land uses and residential land uses
that are four or more stories, the applicant/developer shall:

= Design and build structures to, at a minimum, meet the Tier 2
advanced energy efficiency requirements of the Nonresidential
Voluntary Measures of CALGreen, Division A5.2, Energy Efficiency,
as outlined under Section A5.203.1.2.2.

AIR-2: For residential and nonresidential land use development

projects, the project applicant/developer shall comply with the

following:

= All major appliances (e.g., dishwashers, refrigerators, clothes
washers and dryers, and water heaters) provided/installed shall
be EnergyStar certified or of equivalent energy efficiency where
applicable.

= |nstalled water heaters shall meet a zero NOX emissions standard.

= |nstalled central furnaces with a Rated Heat Input Capacity less
than or equal to 2,000,000 British thermal units (Btu) per hour
shall meet a zero NOX emissions standard.

= |nstalled fireplaces shall be electric-powered only.

Prior to the issuance of the certificate of occupancy, the City of Costa

Mesa Building Safety Division shall verify implementation of these

requirements.

Project applicant(s)/ Prior to the issuance City of Costa Mesa
developer(s) of the certificate of Building Safety
occupancy Division

AIR-3: For nonresidential land use development projects, prior to
issuance of the certificate of occupancy, the property owner shall
provide documentation to the City of Costa Mesa Building Safety
Division demonstrating enrollment in a 100 percent carbon-free
electricity energy plan, such as Southern California Edison’s Green
Rate program, for proposed project building(s) when feasible. If a 100
percent carbon-free electricity plan is not available, the property
owner shall enroll in an energy plan with the next highest carbon-free

Project applicant(s)/ Prior to the issuance City of Costa Mesa
developer(s) of the certificate of Building Safety
occupancy Division
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electricity until a 100 percent carbon-free electricity energy plan
becomes available. Measures to achieve 100 percent carbon-free
electricity use for the proposed project building(s) may include, but
are not limited to, plans for 100 percent renewable electricity. If such
carbon-free electricity energy plans are waitlisted, the property
owner shall sign up for the waiting list until such time a plan is
available.

AIR-4: Prior to discretionary approval by the City of Costa Mesa for
development projects subject to CEQA (California Environmental
Quality Act) review (i.e., nonexempt projects), project applicants shall
prepare and submit a technical assessment evaluating potential
project regional air quality, localized air quality, and health risk
impacts from activities to the City of Costa Mesa Planning Division for
review and approval. The evaluation shall be prepared in
conformance with South Coast Air Quality Management District
(South Coast AQMD) methodology for assessing air quality impacts. If
construction-related criteria air pollutants are determined to have the
potential to exceed the South Coast AQMD-adopted thresholds of
significance (South Coast AQMD Air Quality Significance Thresholds
Table), the City of Costa Mesa Building Safety Division shall require
feasible mitigation measures to reduce air quality emissions. Potential
measures shall be incorporated as conditions of approval for a project
and may include:
=  Prepare and implement a Fugitive Dust Control Plan that complies
with South Coast Air Quality Management District Rule 403 and
considers additional fugitive dust control measures that exceed
South Coast Air Quality Management District’s Rule 403, such as:
o Requiring use of nontoxic soil stabilizers to reduce wind
erosion.

Project applicant(s)/
developer(s)

Prior to the design and
building permit review
process and during
construction

City of Costa Mesa
Building Safety
Division
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o Applying water every four hours to active soil disturbing
activities.

o Tarping and/or maintaining a minimum of 24 inches of
freeboard on trucks hauling dirt, sand, soil, or other loose
materials.

o Implementing continuous dust monitoring and use of
perimeter misting systems during grading or other high dust-
generating activities.

o Replacement of HVAC filters in occupied buildings in close
proximity to construction activities to maintain indoor air
quality.

o Implementing air monitoring during major demolition,
abatement, grading, or other high dust-generating activities.

= Using construction equipment rated by the United States
Environmental Protection Agency as having Tier 4 interim or
higher exhaust emission limits.

= Ensuring construction equipment is properly serviced and
maintained to the manufacturer’s standards.

= Limiting nonessential idling of construction equipment to no more
than five consecutive minutes.

= Using Super-Compliant VOC paints for coating of architectural
surfaces whenever possible. A list of Super-Compliant
architectural coating manufactures can be found on the South
Coast Air Quality Management District’s website at:
https://www.agmd.gov/home/rules-compliance/
compliance/vocs/architectural-coatings/super-compliant-coatings.

These identified measures shall be incorporated into all appropriate
construction documents (e.g., construction management plans)
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submitted to the City and shall be verified by the City’s Planning
Department.

AIR-5: Construction of projects subject to CEQA on sites of one acre
or greater; within 1,000 feet of residential and other sensitive land
use projects (e.g., hospitals, schools, nursing homes, day care
centers), as measured from the property line of the project to the
property line of the source/edge of the sensitive land use; that utilize
off-road equipment of 50 horsepower or more; and with more than
12 months of active construction (i.e., exclusive of interior
renovations), shall require preparation of a construction health risk
assessment (HRA) prior to future discretionary project approval, as
recommended in the current HRA Guidance Manual prepared by the
California Office of Environmental Health Hazard Assessment
(OEHHA). The construction HRA shall generally be prepared in
accordance with policies and procedures of the OEHHA and the South
Coast Air Quality Management District. The latest OEHHA guidelines
shall be used for the analysis, including age sensitivity factors,
breathing rates, and body weights appropriate for children ages 0 to
16 years. If the construction HRA shows that the incremental cancer
risk exceeds 10 in a million or the appropriate noncancer hazard index
exceeds 1.0, the construction HRA shall be required to identify all
feasible measures capable of reducing potential cancer and
noncancer risks to an acceptable level to the extent feasible (i.e.,
below 10 in a million or a hazard index of 1.0), including appropriate
enforcement mechanisms.

The construction health risk assessment shall be submitted to the City
for review and approval. Measures identified in the health risk
assessment shall be included in grading plans prepared for the
development projects. Compliance with these measures shall be
verified during regular construction site inspections.

Construction
contractor/manager

Prior to the start of
any construction
related activities

City of Costa Mesa
Community
Development
Department
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BIOLOGICAL RESOURCES

BIO-1a: Overwintering Monarch Monitoring Surveys and Habitat
Management Plan. A minimum of three overwintering surveys shall
be conducted by a qualified biologist familiar with the identification
of monarchs and overwintering roosts in order to optimize detection
of an overwintering grove; one early-season count between mid-
October and mid-November; one mid-season count between mid-
November and mid-December; and one late-season count between
mid-December and mid-January. The survey shall be conducted early
in the morning when temperatures are below 55°F and continue
beyond cool morning temperatures in order to detect monarchs as
they begin to warm and leave the roost. The number of monarchs
and the location at each cluster, as well as the number of monarchs
observed in flight, shall be recorded in addition to start and end time
and conditions. Surveys shall not be conducted during inclement
conditions (i.e., heavy precipitation, strong winds, and fog).

If the project site is determined to support an overwintering monarch
colony—for the purposes of this analysis, defined as greater than or
equal to three adult monarch butterflies perched in a single tree
during the overwintering season or greater than or equal to five adult
monarch butterflies observed in the immediate vicinity of a grove of
trees during the overwintering season—a qualified biologist shall
prepare a long-term Monarch Butterfly Overwintering Habitat
Management Plan in consultation with a qualified monarch biologist.
At a minimum, the Monarch Butterfly Overwintering Habitat
Management Plan shall include project-specific protection measures,
management, enhancement, and restoration elements; restrictions
for pesticide use; and restrictions for future plantings of tropical
milkweed to reduce pathogens.

A qualified biologist

Prior to the start of
construction; one
early-season count
between mid-October
and mid-November;
one mid-season count
between mid-
November and mid-
December; and one
late-season count
between mid-
December and mid-
January.

City of Costa Mesa
Community
Development
Department and
California Department
of Fish and Wildlife
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BIO-1b: If CBB are still a candidate for listing or have become a listed
species, a minimum of three focused CBB surveys shall be conducted
within areas identified as potential CBB nectaring and nesting habitat
following the timing and methods described in CDFW'’s Survey
Considerations for California Endangered Species Act Candidate
Bumble Bee Species. Surveys shall be conducted during the colony
active period (April through August) the season prior to Project
implementation within the Project Site and a 50-foot buffer during
appropriate survey conditions to maximize aboveground detection
(daylight hours at least 1 hour after sunrise and two hours before
sunset when ambient temperatures are between 60°F to 90°F,
sustained winds are less than 8 miles per hour, and when the
surveyor’s shadow can be seen). Surveys shall focus on detection of
CBB at foraging patches and shall be at a level to detect CBB nests.
Detection of CBB shall be reported to CDFW prior to start of
construction, and, if avoidance cannot be achieved, a CBB Avoidance
Plan shall be prepared by a qualified biologist, and an application for
an Incidental Take Permit would be necessary.

A qualified biologist

During April through
August) the season
prior to project
implementation within
the project site

City of Costa Mesa
Community
Development
Department and
California Department
of Fish and Wildlife

BIO-1c: Pre-construction Nesting Bird Surveys. Whenever feasible,
any ground-disturbing activities shall be conducted outside of the
breeding season for birds (approximately January 15 through August
31 for raptors and February 1 through September 15 for songbirds).
This shall avoid violations of the MBTA and California Fish and Game
Code Sections 3503, 3503.5, and 3513. If activities with the potential
to disrupt nesting birds are scheduled to occur during the breeding
season, a pre-construction survey for nesting birds shall be conducted
by a qualified avian biologist who is knowledgeable of the bird
species occurring in the region and is experienced surveying for and
identifying the common and special-status bird species with potential
to occur.

A qualified biologist

No more than 3 days
prior to the start of
ground-disturbing

activities

City of Costa Mesa
Community
Development
Department and
California Department
of Fish and Wildlife
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The survey shall occur no more than 3 days prior to the start of
ground-disturbing activities. The nesting bird survey shall include the
project site and adjacent areas (500-foot buffer) where project
activities have the potential to cause nest failure. If no nesting birds
are observed during the survey, site preparation and construction
activities may begin. If nesting birds (including nesting raptors), are
found to be present, avoidance or minimization measures shall be
undertaken to avoid potential project-related impacts. Measures may
include seasonal work restrictions or establishment of a non-
disturbance buffer around each active nest until nesting has been
completed, as determined through periodic nest monitoring by the
qualified avian biologist. The size of the non-disturbance buffer shall
be determined by the qualified avian biologist. Typically, this is 300
feet from the nest site in all directions (500 feet is typically
recommended by CDFW for listed species and raptors), until the
juveniles have fledged and there has been no evidence of a second
attempt at nesting. Once nesting is deemed complete by the qualified
avian biologist, work may resume within the buffer.

Multiple pre-construction nesting bird surveys may need to be
conducted to account for different project activities commencing in
various areas of the project site or to account for any lapse in project
activities during the breeding season.

BIO-1d: Focused Western Burrowing Owl Breeding Season and Pre-
construction Surveys. Prior to the start of construction, four breeding
season surveys for western burrowing owl shall be conducted within
areas identified as potential western burrowing owl habitat (the
annual brome grassland habitat in the southern portion of the project
site) following the timing and methods described in the CDFW’s Staff
Report on Burrowing Owl Mitigation. In accordance with these
guidelines, one survey shall be conducted between February 15 and
April 15, a minimum of three survey visits, at least three weeks apart,

A qualified biologist or
team of qualified
biologists

Prior to the start of
construction

City of Costa Mesa
Community
Development
Department and
California Department
of Fish and Wildlife
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shall be performed between April 15 and July 15, and at least one
visit shall be completed after June 15. The surveys shall be conducted
by a qualified biologist or team of qualified biologists familiar with the
identification of western burrowing owls and owl sign. Pedestrian
transects spaced 7 to 20 meters apart shall be walked throughout the
annual brome grassland habitat in the southern portion of the project
site. The qualified biologist(s) shall scan for owls at the start of each
transect and every 100 meters. Surveys shall be conducted under
suitable weather conditions and at times that provide the highest
opportunity for detection for this species (e.g., between morning civil
twilight and 10:00 a.m. or between two hours before sunset until
evening civil twilight). Suitable burrows and cavities (e.g., rock
cavities, pipes, culverts, and debris piles) 4 inches or greater in
diameter detected during surveys shall be examined for western
burrowing owl sign (i.e., owl pellets, prints, molting feathers, and
abundant insect remains). The locations of all western burrowing
owl(s), potentially active burrows, and sign shall be recorded using a
GPS device. The results of the survey shall be summarized in a survey
report as outlined by CDFW’s Staff Report on Burrowing Owl
Mitigation and submitted to the City, and owl detections shall be
reported directly to CDFW through submittal of CNDDB field survey
forms within 45 days of completion of all four surveys and prior to
project implementation.

In addition to focused breeding season surveys, pre-construction
surveys for western burrowing owl shall be conducted prior to work
beginning within all areas of suitable and marginal habitat identified
within the project site, regardless of the time of year that
construction is scheduled to begin. Survey methods shall follow those
outlined within CDFG’s Staff Report on Burrowing Owl Mitigation. The
surveys shall be conducted by qualified western burrowing owl

10
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biologists who are experienced in surveying for and identifying
western burrowing owl individuals and their sign. CDFW recommends
that two pre-construction surveys take place: one within 14 to 30
days and the second within 24 hours of the start of ground-disturbing
activities (including vegetation removal, clearing and grubbing, and
grading, etc.). If western burrowing owl have colonized the project
site prior to the initiation of construction, CDFW shall immediately be
informed, and consultation with CDFW shall be required prior to
initiating ground disturbance. If unavoidable impacts to the species
will occur from the project, additional avoidance and minimization
measures may need to be implemented, such as seasonal restrictions
to work activities, and the appropriate permission from CDFW may
need to be obtained prior to the start of project activities. If no
western burrowing owl or occupied burrows (with sign) are observed
during the pre-construction survey, project activities may commence,
and no additional protection measures would be necessary.

BlO-1e: Bat Habitat Assessment and Bat Management Plan. Prior to
the start of construction, a qualified biologist shall conduct a bat
habitat assessment for suitable bat roosting habitat prior to any
building demolition or tree-removal activities. The habitat assessment
shall be conducted at least one year prior to the initiation of
removal/demolition activities. If no suitable roosting habitat is
identified, no further measures shall be necessary. If suitable roosting
habitat and/or signs of bat use are identified during the assessment,
the roosting habitat shall be avoided and consultation with CDFW
shall be initiated prior to the commencement of construction
activities. A Bat Management Plan shall be prepared and include
specific avoidance and minimization measures to reduce impacts to
roosting bats. The Project-specific Bat Management Plan may include
any of the following, as necessary and appropriate to the findings of
the habitat assessment: emergence and/or pre-construction surveys

A qualified biologist

Prior to the start of
construction

City of Costa Mesa
Community
Development
Department and
California Department
of Fish and Wildlife

AUGUST 2026
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for roosting bats including acoustic monitoring, roost removal timing
and methodology, no-disturbance buffers, passive exclusion of bats,
and/or species-specific replacement mitigation habitat. If trees
scheduled for removal/modification (i.e., trimming) or structures (i.e.,
culverts) are determined to be suitable for bat roosting, or if work is
expected to occur within 100 feet of these areas, these activities shall
be scheduled outside of the bat maternity season (generally April 1
through August 31) to the greatest extent feasible. Work activities
shall occur between September 1 and February 28/29 or when
evening temperatures are not below 45°F and rain is not more than
0.50 inch within 24 hours. If work is expected to occur outside of the
bat maternity season (during conditions that meet the parameters
described above), work adjacent to bat habitat may continue without
additional survey efforts. If trees with suitable bat roosting habitat
are scheduled for removal during this time frame, removal using the
two-step method shall be conducted:

= Vegetation and trees within the area that are not suitable for
roosting bats shall be removed first to provide a disturbance that
might reduce the likelihood of bats using the habitat.

=  Two-step tree removal shall occur over 2 consecutive days under
the supervision of a qualified bat biologist. On Day 1, small
branches and small limbs containing no cavity, crevice, or
exfoliating bark habitat on trees (or outer fronds in the case of
palm trees), as identified by a qualified bat biologist, shall be
removed first, using chainsaws only (i.e., no dozers or backhoes).
The following day (Day 2), the remainder of the tree shall be
felled/removed. The intention of this method is to disturb the tree
with noise, vibration, and branch removal on Day 1, which should
cause any potentially present day-roosting bats to abandon the
roost tree after they emerge for nighttime foraging. Removing the

12
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tree quickly the next consecutive day should avoid reoccupation
of the tree by bats.

= [f tree removal/modification or work within 100 feet of suitable
trees or suitable structures must occur during the maternity
season, a qualified bat biologist shall conduct a focused
emergence survey(s) of the tree(s) within 48 hours of scheduled
work. If a maternity roost is located, whether solitary or colonial,
that roost shall remain undisturbed until after the maternity
season or a qualified biological monitor has determined that the
roost is no longer active.

BIO-2: Aquatic Resources Delineation. If construction within the
Costa Mesa Country Club golf course would disturb the freshwater
pond identified in the Biological Resources Technical Report, prior to
the start of construction, a formal aquatic resources delineation shall
be conducted by a qualified biologist to delineate the boundaries of
all aquatic features present within the biological reconnaissance
survey area for the offsite golf course improvements.

The aquatic resources delineation shall be conducted in accordance
with the methodology outlined in the USACE “Wetlands Delineation
Manual,” the “Regional Supplement to the Corps of Engineers
Wetland Delineation Manual: Arid West Region,” and “A Field Guide
to the Ordinary High Water Mark in the Arid West Region of the
Western United States.” The delineation shall also comply with the
standards required by CDFW and RWQCB. If it is determined that
potentially regulated aquatic resources are absent from the golf
course site, no other measures shall be recommended.

If there are any planned project-related impacts to potential
jurisdictional aquatic features, coordination with the agencies
(USACE, RWQCB, and/or CDFW) by the permittee shall be initiated.
Depending on the nature of project activities, authorization for

Project applicant(s)/
developer(s)

If construction within
the Costa Mesa
Country Club golf
course would disturb
the freshwater pond
identified in the
Biological Resources
Technical Report

City of Costa Mesa
Community
Development
Department and
California Department
of Fish and Wildlife

AUGUST 2026
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project impacts may be required, including USACE Section 404,
RWQCB Section 401, and/or CDFW Section 1600 permitting.
Regulatory agencies may require compensatory mitigation for project
impacts through the permit process. Mitigation could take the form
of payment of an in-lieu fee, participation in a mitigation banking
program, or some form of on-site or off-site restoration. The exact
details of mitigation, such as type, location, and mitigation ratio, shall
be determined through consultation with the regulatory agencies
during the permitting process.

CULTURAL RESOURCES

CUL-1: Historic American Building Survey Recording. Prior to any
ground-disturbing activities or alterations that may impact the
Fairview Developmental Center complex, a Historic American
Buildings Survey (HABS)-style documentation by a qualified
architectural historian shall be required. The documentation shall
include a historical narrative, physical description of the historic
district, scaled district map, and high-resolution digital photographs.
The final documentation shall be submitted to the City of Costa Mesa
and a local archive or publicly accessible repository for archival
purposes. The final documentation shall be approved by the City prior
to demolition of the Fairview Developmental Center, including both
the buildings and the walking paths.

A qualified architectural
historian

Prior to any ground-
disturbing activities

City of Costa Mesa
Community
Development
Department

CUL-2: Historic Interpretive Panels. Following construction of the

The master developer

Following construction

City of Costa Mesa

planned trail on the east side of the Project Area, the Master and/or applicants of the planned trail Community
Developer and/or applicants shall install two interpretive panels along Development
the trail. The panels should contain material documenting the history Department
of the FDC, its place in the broader history of the City of Costa Mesa,
and the place of state developmental centers in the general history of
the State of California and its people. The two panels should address
different topics relevant to the above themes and should include both
14 PlaceWorks
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pictures and explanatory text. The two panels shall be developed in
consultation with the City and a qualified architectural historian.

CUL-3: Contractor Awareness Training. The City of Costa Mesa shall
ensure that a Contractor Awareness Training Program is delivered to
train equipment operators about cultural resources. The program
shall be designed to inform construction personnel about: federal and
state regulations pertaining to cultural resources and tribal cultural
resources; the subsurface indicators of resources that shall require a
work stoppage; procedures for notifying the City of Costa Mesa of any
occurrences; project-specific requirements and mitigation measures;
and enforcement of penalties and repercussions for non-compliance
with the program. The training shall be prepared by a qualified
professional archaeologist and may be provided either through a
brochure, video, or in-person tailgate meeting, as determined
appropriate by the archaeologist.

The training shall be provided to all construction supervisors,
forepersons, and operators of ground disturbing equipment. All
personnel shall be required to sign a training roster. The construction
manager is responsible for ensuring that all required personnel
receive the training. The Construction Manager shall provide a copy
of the signed training roster to the City of Costa Mesa as proof of
compliance.

Construction
contractor/manager

Prior to the start of
construction

City of Costa Mesa
Community
Development
Department

CUL-4: Archaeological Monitoring. Prior to the start of construction,
the Master Developer and/or applicants for new development
projects shall retain a qualified professional archaeologist to monitor
all ground-disturbing activities associated with project construction.

The Monitoring Archaeologist shall meet or work under the direct
supervision of someone meeting the Secretary of the Interior’s
professional qualifications standards for prehistoric and historic
archaeology. The Monitoring Archaeologist shall have the authority to

A qualified professional
archaeologist

Prior to the start of
construction and
during construction

City of Costa Mesa
Community
Development
Department

AUGUST 2026
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temporarily halt ground-disturbing or construction-related work
within 100 feet of any discovery of potential historical or
archaeological resources in order to implement mitigation measures
to address unanticipated discoveries.

CUL-5: Post-review/Unanticipated Discoveries. If subsurface deposits
believed to be cultural or human in origin are discovered during
construction, all work must halt within a 100-foot radius of the
discovery. A qualified professional archaeologist, meeting the
Secretary of the Interior’s Professional Qualification Standards for
prehistoric and historic archaeology, shall be retained to evaluate the
significance of the find, and shall have the authority to modify the no-
work radius as appropriate, using professional judgment. The
following notifications shall apply, depending on the nature of the
find:

If the professional archaeologist determines that the find does not
represent a cultural resource, work may resume immediately and no
agency notifications are required.

= [f the professional archaeologist determines that the find does
represent a cultural resource from any time period or cultural
affiliation, the archaeologist shall immediately notify the lead
agencies. The agencies shall consult on a finding of eligibility and
implement appropriate treatment measures, if the find is
determined to be a Historical Resource under California
Environmental Quality Act (CEQA), as defined by CEQA or a
historic property under Section 106 National Historic Preservation
Act (NHPA), if applicable. Work may not resume within the no-
work radius until the lead agencies, through consultation as
appropriate, determine that the site either: 1) is not a Historical
Resource under CEQA or a Historic Property under Section 106; or

A qualified professional
archaeologist

During construction, if
subsurface deposits
believed to be cultural
or human in origin are
discovered

City of Costa Mesa
Community
Development
Department
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2) that the treatment measures have been completed to their
satisfaction.

= [f the find includes human remains, or remains that are
potentially human, they shall ensure reasonable protection
measures are taken to protect the discovery from disturbance.
The archaeologist shall notify the Orange County Coroner. The
provisions of Section 7050.5 of the California Health and Safety
Code, Section 5097.98 of the California Public Resource Code, and
Assembly Bill 2641 will be implemented.

= |f the coroner determines the remains are Native American and

not the result of a crime scene, implement Mitigation Measure
TCR-3.

GEOLOGY AND SOILS

GEO-1: Unanticipated Discovery of Paleontological Resources. If
paleontological resources (i.e., fossil remains) are discovered during
excavation activities, the contractor will notify the City and cease
excavation within 50 feet of the find until a qualified paleontological
professional can provide an evaluation of the site. The qualified
paleontological professional will evaluate the significance of the find
and recommend appropriate measures for the disposition of the site
(e.g., fossil recovery, curation, data recovery, and/or monitoring).
Construction activities may continue on other parts of the
construction site while evaluation and treatment of the
paleontological resource takes place.

A qualified During construction, If City of Costa Mesa
paleontological paleontological Community

professional resources are Development
discovered Department

HAZARDS AND HAZARDOUS MATERIALS

HAZ-1a: Soil Screening and Impacted Soil Management. Prior to and
during any demolition, grading, or other ground-disturbing activities,
the project applicant shall retain a qualified environmental
professional (QEP) to oversee earthwork in areas associated with
Recognized Environmental Conditions (RECs), Historic Recognized

A qualified environmental | Prior to and during any City of Costa Mesa
professional (QEP) demolition, grading, or Community
other ground- Development

disturbing activities. Department

AUGUST 2026
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Environmental Conditions (HRECs), or identified/potential other
environmental conditions (OECs). The QEP shall screen disturbed soils
for evidence of contamination, including staining, odors, debris, or
elevated instrument readings. If suspected contamination is
encountered. Impacted soils shall be handled, characterized, and
disposed of in compliance with all applicable federal, state, and local
regulations.

If contamination is confirmed, the project applicant shall notify and
obtain oversight from the appropriate regulatory agency, which may
include a self-certified local agency, Department of Toxic Substances
Control (DTSC), or the Regional Water Quality Control Board based on
the nature and extent of the contamination. All required
investigation, remediation, and verification activities shall be
completed under regulatory oversight before construction activities
resume in the affected area.

HAZ-1b: Hazardous Building Materials Survey and Abatement. Prior
to demolition of any on-site buildings or structures, the project
applicant shall ensure a comprehensive hazardous materials survey is
conducted in accordance with DTSC’s Preliminary Endangerment
Assessment (PEA) Manual. The survey shall identify the presence of
asbestos-containing materials, lead-based paint, polychlorinated
biphenyls (PCBs), and other hazardous building materials. Identified
materials shall be removed and disposed of by licensed abatement
contractors in compliance with applicable federal, state, and local
regulations.

Project
applicant(s)/developer(s)

Prior to demolition of
any on-site buildings
or structures.

City of Cosa Mesa
Community
Development
Department

HAZ-1c: Imported Fill Testing and Approval. If imported fill is
required, the project applicant shall ensure that all filling materials
are sampled and tested for contaminants consistent with the DTSC
PEA Manual. Documentation demonstrating the fill’s origin, testing
results, and suitability for the intended use shall be submitted to the

Project applicant(s)/
developer(s)

Prior to importation
and placement pf
imported fill

City of Cosa Mesa
Community
Development
Department with the
Orange County Public
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City for review in coordination with the Orange County Public Works, Works, Development
Development Services (Building & Safety) department and approval Services (Building &
prior to importation and placement on the project site. Safety) department
HAZ-2: Prior to issuance of grading permits, the project applicant Project applicant and/or Prior to issuance of Costa Mesa Public
and/or their construction contractor shall prepare a Construction their construction grading permits and Works Department
Traffic Management Plan to ensure that alternate routes are provided contractor during construction. and the Costa Mesa
and maintained during temporary road closures or construction Fire & Rescue
activities along Harbor Boulevard. The Construction Traffic Department
Management Plan shall detail construction hours, truck routes, travel
patterns for haul routes, traffic detour routes, staging and parking
areas, emergency vehicle access provisions, and coordination
protocols with local emergency service providers. The plan shall be
submitted to the Costa Mesa Public Works Department and the Costa
Mesa Fire & Rescue Department for review and approval prior to the
start of construction activities. Prior to approval of the plan, it shall be
submitted to the California Governor’s Office of Emergency Services
for comment. The plan shall also require the construction contractor
to implement the following measures during construction activities,
which shall be discussed at a pre-grading conference/meeting.
=  Minimize obstruction of roadways, bikeways, and sidewalks and

provide temporary traffic controls, including use of a flag person

as appropriate.
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o Develop a traffic plan to minimize interference of emergency
vehicles and personnel from demolition and construction
activities (e.g., advance public notice of demolition and
construction activities).

o When emergency responders approach the construction zone
with lights and sirens (Code 3) the contractor shall
temporarily suspend all construction activity and remove
barriers or other obstructions where possible to allow
emergency vehicles to pass through the construction zone.

NOISE

NOI-1: All future development allowed under the Fairview
Developmental Center Specific Plan shall be required to implement
the following construction noise control measures:

Unless permitted by the City’s Building Safety Division and/or
Public Works Department for activities that necessitate nighttime
construction, all future development allowed under the Specific
Plan shall restrict construction activities to the noise exempt
hours established in the City of Costa Mesa Municipal Code, Title
13, Chapter XIll, Section 13-279, which exempts construction
noise generated between 7:00 a.m. and 7:00 p.m., Monday
through Friday, and 9:00 a.m. to 6:00 p.m. on Saturdays from
noise standards. Construction activities associated with all future
development shall be prohibited on Sundays and the following
federal holidays: New Year’s Day, Memorial Day, Independence
Day, Labor Day, Thanksgiving Day, and Christmas Day.

All future development allowed under the Specific Plan shall
require that all construction equipment, fixed or mobile, be
equipped with properly operating and maintained mufflers and
other manufacturer recommended noise attenuation devices.

Construction contractor

Prior to and during any
construction

City’s Building Safety
Division and/or Public
Works Department.
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= All future development allowed under the Specific Plan shall
require that construction equipment be shut off when not in use,
to the greatest extent feasible.

= All future development allowed under the Specific Plan shall
locate construction staging areas, material stockpiles, and
stationary construction equipment as far as feasible from existing
noise-sensitive receptors.

= All future development allowed under the Specific Plan shall,
where feasible, position stationary construction equipment so
that noise emissions are directed away from nearby noise-
sensitive receptors.

= All future development allowed under the Specific Plan shall, prior
to construction activities that warrant nighttime construction
(e.g., infrastructure work, concrete pours, etc.), noise pathway
controls shall be installed, including noise barriers and enclosures
free from gaps and holes, and placed as close as possible to
construction areas by the construction contractor. Temporary
noise barriers shall be of sufficient height, a minimum of eight
feet tall, to block the direct line-of-sight between the on-site
construction areas and off-site noise sensitive receptors and shall
be constructed out of wood or other materials with a minimum
surface weight of approximately 2.5 pounds per square foot.

TRANSPORTATION

T-1: The project applicant’s construction contractor shall prepare a
Traffic Control Plan to ensure that alternate routes are provided and
maintained during temporary road closures or construction activities
along Harbor Boulevard. The Traffic Control Plan shall detail traffic
detour routes, emergency vehicle access provisions, and coordination
protocols with local emergency service providers. The plan shall be
submitted to the City of Costa Mesa Public Works Department, Costa

Construction contractor

Prior to and during
temporary road
closures or
construction activities
along Harbor
Boulevard.

City of Costa Mesa
Public Works
Department, Costa
Mesa Police
Department, and
Costa Mesa Fire &
Rescue

AUGUST 2026

21



FAIRVIEW DEVELOPMENTAL CENTER SPECIFIC PLAN DRAFT EIR
CITY OF COSTA MESA

MITIGATION MONITORING AND REPORTING PROGRAM

Mitigation Measures

Party Responsible for
Implementation

Implementation
Timing

Agency Responsible
for Monitoring

Mesa Police Department, and Costa Mesa Fire & Rescue for review
and approval prior to the start of construction for the roadway
improvements on Harbor Boulevard.

TRIBAL CULTURAL RESOURCES

TCR-1: Retain a Native American Monitor Prior to Commencement of
Ground-Disturbing Activities.

a. Prior to the commencement of any ground disturbing activity at
the project site, the Project Applicant shall retain a Native
American Monitor, approved by the tribes that consulted on this
project pursuant to Assembly Bill AB52 and Senate Bill SB18 (the
“Tribe” or the “Consulting Tribe”), which includes the Juanefio
Band of Mission Indians — Acjachemen Nation Belardes, Juanefio
Band of Mission Indians — Acjachemen Nation 84A, and
Gabrielefio Band of Mission Indians — Kizh Nation, and in
concurrence with the City of Costa Mesa (City) as the CEQA lead
agency. The Project Applicant shall coordinate with the
Consulting Tribes to develop an executed contract to pay for a
tribal monitor to be present during ground-disturbing activities.
Prior to the issuance of any permit necessary to commence a
ground-disturbing activity, a copy of the executed contract shall
be submitted to the City of Costa Mesa Economic and
Development Services Department.

b. The monitor shall be retained prior to the commencement of any
“ground-disturbing activity” for the subject project at all project
locations (i.e., both on-site and any off-site locations that are
included in the project description/definition and/or required in
connection with the project, such as public improvement work).
“Ground-disturbing activity” shall include, but is not limited to,
demolition and removal of building foundations, pavement

Project applicant(s)

Prior to the
commencement of any
ground disturbing
activity and during
construction

City of Costa Mesa
Community
Development
Department
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removal, potholing, auguring, grubbing, tree removal, boring,
grading, excavation, drilling, and trenching.

c. The monitor will complete daily monitoring logs that will provide
descriptions of the relevant ground-disturbing activities, the type
of construction activities performed, locations of ground-
disturbing activities, soil types, cultural-related materials, and any
other facts, conditions, materials, or discoveries of significance to
the Tribe. Monitor logs will identify and describe any discovered
tribal cultural resources (TCRs), including but not limited to,
Native American cultural and historical artifacts, remains, places
of significance, etc. as well as any discovered Native American
(ancestral) human remains and burial goods. Copies of monitor
logs will be provided to the City upon written request to the
Tribe.

TCR-2: Unanticipated Discovery of Tribal Cultural Resource Objects Project applicant and/or Upon discovery of any City of Costa Mesa

(Non-funerary/Non-ceremonial) their construction tribal cultural Community

Upon discovery of any TCRs, all construction activities in the contractor resources Development

immediate vicinity of the discovery shall cease (i.e., not less than the Department

surrounding 100 feet) and shall not resume until the discovered TCR
has been fully assessed by the designated tribal monitor and qualified
archaeologist (see Mitigation Measures CUL-4). The City and

Consulting Tribes shall be notified and all TCRs shall be recovered and

retained in the form and/or manner the Consulting Tribes deem

appropriate, in the Consulting Tribes’ discretion, and for any purpose
the Consulting Tribes deems appropriate, including for educational,
cultural, and/or historic purposes.

TCR-3: Unanticipated Discovery of Human Remains and Associated Project applicant and/or Upon discovery of any City of Costa Mesa
Funerary or Ceremonial Objects their construction tribal cultural Community
Native American human remains are defined in Public Resource Code contractor resources Development
5097.98 (d)(1) as an inhumation or cremation, and in any state of Department
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decomposition or skeletal completeness. Funerary objects, called

associated grave goods in Public Resources Code Section 5097.98,

shall be treated according to this statute.

a. If Native American human remains and/or grave goods are
discovered or recognized on the project site, then Public
Resource Code 5097.9 as well as Health and Safety Code Section
7050.5 shall be followed.

b. Human remains and grave/burial goods shall be treated alike per
California Public Resources Code section 5097.98(d)(1) and (2).

c. If human remains are discovered, the designated qualified
archaeologist (see Mitigation Measures CUL-5) shall notify the
Consulting Tribes, the City, and the Orange County Coroner. If the
coroner determines the remains are Native American and not the
result of a crime scene, the coroner will notify the California
Native American Heritage Commission (NAHC), which then will
designate a Native American Most Likely Descendant (MLD) for
the proposed project. The designated MLD will have 48 hours
from the time access to the property is granted to make
recommendations concerning treatment of the remains.

d. Preservation in place (i.e., avoidance) is the preferred manner of
treatment for discovered human remains and/or burial goods.

e. If preservation in place is not feasible, the MLD shall recommend
treatment measures for rebury where remains will not be further
disturbed. This shall also include either recording the site with
the NAHC or the appropriate Information Center; using an open
space or conservation zoning designation or easement; or
recording a reinternment document with the county in which the
property is located.
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f.  Work may not resume within the no work radius until the City,
through consultation as appropriate, determine that the
treatment measures have been completed to their satisfaction.

Any discovery of human remains/burial goods shall be kept
confidential to prevent further disturbance.
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