CEQA FINDINGS OF FACT AND STATEMENT OF OVERRIDING
CONSIDERATIONS REGARDING THE FINAL ENVIRONMENTAL
IMPACT REPORT FOR THE FAIRVIEW DEVELOPMENTAL
CENTER SPECIFIC PLAN

STATE CLEARINGHOUSE NO. 2025101405

Exhibit A

SECTION A
BACKGROUND

The California Environmental Quality Act (CEQA) requires that a number of written findings be
made by the lead agency in connection with certification of an environmental impact report
(EIR) prior to approval of the project pursuant to sections 15091 and 15093 of the CEQA
Guidelines and section 21081 of the Public Resources Code (PRC). This document provides the
findings required by CEQA and the specific reasons for considering the project acceptable.

The lead agency is responsible for the adequacy and objectivity of the EIR. The City of Costa
Mesa (City), as lead agency, has subjected the Draft Environmental Impact Report (Draft EIR)
and Final Environmental Impact Report (Final EIR) to the agency’s own independent review
and analysis. The following are project terms used throughout this document to refer to key
components of the proposed project:

= FDC: Refers to the Farview Developmental Center, the former Fairview State Hospital that
operated from 1959 until its phased closure starting in 2016 and ending in 2025. The FDC
facility/property is the 120-acre property operated as the Fairview Developmental Center
since 1979. It includes a 109-acre main campus and two off-site facilities each totaling 5.5
acres, the Plant Operations center on Merrimac Way and housing on Mark Lane.

= FDCSP: Refers to the Fairview Developmental Center Specific Plan, which is the proposed
project analyzed in the EIR.

= Project site: A 95-acre portion of the Fairview Developmental Center facility that
encompasses the boundaries of the Fairview Developmental Center Specific Plan.

= SREOC: Refers to the Southern Regional Emergency Operations Center, a separate project
being developed on a 15-acre portion of the Fairview Developmental Center property
adjacent to the project site that is intended to serve as a hub for emergency management
planning efforts under the California Governor’s Office of Emergency Services in the
Southern California region.
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PROJECT LOCATION

The Fairview Developmental Center Specific Plan (FDCSP) covers approximately 93 acres at the
109-acre Fairview Developmental Center (FDC) facility at 2501 Harbor Boulevard and 2 acres of
primarily right-of-way on Fair Drive, in the City of Costa Mesa. In total, the project site is 95
acres. The project site is west of Harbor Boulevard and surrounded to the east, west, and south
by golf courses associated with the Costa Mesa Country Club. North of the project site are
residential uses jointly owned and operated by the California Department of Developmental
Services (DDS). The California Department of General Services (DGS) is in the process of
developing the Southern Regional Emergency Operations Center (SREOC) southwest of the
project site on a 15-acre portion of the 109-acre FDC facility.

PROJECT SUMMARY

The proposed project is a specific plan that would guide the development of a mixed-income,
mixed-use community on the project site, pursuant to the requirements of State Government
Code Section 14670.31. The project site is also identified as a Housing Element Site in the City’s
adopted Housing Element and its development under the proposed project would facilitate
housing development that meets a significant portion of the City's Regional Housing Needs
Allocation (RHNA) obligation. In compliance with the project site’s RHNA obligation, the
proposed project would allow for development of a minimum of 2,300 dwelling units. The Draft
EIR analyzes a maximum development scenario, including up to 4,000 dwelling units, 35,000
square feet of nonresidential uses, 9,926 residents, and 74 employees. As part of the disposition
process for the project site, the state will initiate a process to select a Master Developer for the
site who may purchase or lease the property. A 15-acre portion of the site would remain within
the state’s jurisdiction under DDS to develop new housing for developmentally disabled
individuals. The following are categories of land uses allowed under the FDCSP:

= Residential. Housing would include a variety of product types ranging from two- and three-
story townhomes and courtyard-style units, in addition to senior living options (independent
and assisted living), and neighborhood-serving amenities, recreational uses, and daycare
facilities. 200 housing units developed at the project site are required to be Permanent
Supportive Housing, in accordance with State Government Code Section 14670.31.

= Commercial. Commercial uses would be permitted as either stand-alone buildings orin a
vertical mixed-use configuration. Permitted uses would include neighborhood-serving retail
and restaurants, coffee shops, small-format grocery stores, pharmacies, fitness studios,
small medical and professional offices, childcare facilities, and other community-serving
uses.

= Open Space. The FDCSP requires the development of at least 14 acres of publicly accessible

open space, including neighborhood parks and plazas, trails for walking and biking,
recreation centers and cultural amenities, and pocket parks and informal gathering areas.
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Private and common open space for residential uses under the proposed project would also
be required.

The proposed project would include two primary access points: one at Fairview Drive on the
northeast portion of the project site (existing), and a second access road planned as a new
street connecting to the existing intersection at Harbor Boulevard and the Harbor Shopping
Center Driveway on the southeast portion (proposed). An emergency-only access would also be
provided from Merrimac Way, which is a privately maintained road. This connection to the
project site would be gated when not in use. The secondary access at Harbor Boulevard would
require construction of the roadway through the adjacent golf course and would involve
reconfiguration of up to six holes to maintain course operations while meeting circulation and
emergency access requirements, which encompasses approximately 45 acres. Additionally, the
proposed project includes the Shelley Circle Trail, which would begin on-site along the east side
of the project site and extend along the site’s perimeter to connect with Tanager Drive off-site.
The off-site portion of the trail, which runs along the property line and connects to the existing
Tanager bike trail, would be approximately 4,650 linear feet in length and constructed as an 8-
to 10-foot-wide, two-way multiuse path accommodating pedestrians, strollers, bicycles, and
similar uses.

PROJECT OBJECTIVES

Pursuant to CEQA Guidelines Section 15124, the following objectives were chosen to support
the proposed project’s purpose and assist the City of Costa Mesa in developing a reasonable
range of alternatives to be evaluated in the Draft EIR:

1. Regional Housing Needs. Contribute to meeting the City’s Regional Housing Needs
Assessment (RHNA) obligations by providing diverse housing opportunities for very low-,
low-, moderate-, and above-moderate-income households.

2. Promote Inclusive, Mixed-Income Community Development. Foster a balanced, mixed-use
neighborhood that integrates residential, commercial, and community-serving uses to
support social, economic, and cultural vitality.

3. Enhance Open Space and Recreation Access. Provide accessible parks, trails, and
recreational facilities to improve quality of life and encourage active lifestyles for residents
and the surrounding community.

4. Improve Connectivity and Mobility. Create safe, efficient, multimodal access within the site
and to surrounding areas, including pedestrian and bicycle infrastructure, public transit
connections, and emergency access.

5. Optimize Land Use and Community Integration. Redevelop an underutilized State property
into a cohesive, walkable, and well-connected neighborhood that complements surrounding
land uses and strengthens community identity.
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ENVIRONMENTAL REVIEW PROCESS

In conformance with CEQA and the CEQA Guidelines, the City conducted an extensive
environmental review of the proposed project. The environmental review process included:

= Completion of a Notice of Preparation (NOP) on October 29, 2025. The public review
period extended from October 29, 2025, to December 5, 2025. Copies of the NOP were
available for public review at the City' website.

= The public was invited by the City to participate in a scoping meeting on November 17,
2025. The meeting was conducted in person at the Costa Mesa City Hall Community Room.
The notice of a public scoping meeting was included in the project NOP.

= Preparation of a Draft EIR and supporting technical appendices, which were made available
for a 45-day public review period beginning May 14, 2026, and ending July 1, 2026. Section
1.2, Environmental Review Process, of the Draft EIR describes the issues identified for
analysis in the Draft EIR. In compliance with Sections 15085(a) and 15087(a)(1) of the CEQA
Guidelines, the City, serving as the lead agency, published a Notice of Completion (NOC) and
Notice of Availability (NOA) of the Draft EIR, which indicated that the Draft EIR and all
associated technical appendices could be viewed at the following locations:

e City of Costa Mesa Community Development Department, at 77 Fair Drive, 2nd Floor,
Costa Mesa, CA 92626

e City of Costa Mesa website: https://www.costamesaca.gov/government/departments-
and-divisions/economic-and-development-services/planning/environmental-notices-
and-reports

e Mesa Verde Library, 2969 Mesa Verde Drive, Costa Mesa, CA 92626
e Costa Mesa/Donald Dungan Library, 1855 Park Avenue, Costa Mesa, CA 92627

= The NOC and NOA were transmitted to the State Clearinghouse and County Clerk and were
distributed to State and local agencies, and organizations.

= A community Q&A meeting was held on Thursday July 23, to allow the public the
opportunity to ask questions and raise concerns regarding the proposed project and the
CEQA review to prepare the community for upcoming decision making hearings. The
meeting was conducted in person at the Norma Hertzog Community Center.

=  Preparation of a Final EIR includes the Responses to Comments to the Draft EIR, the
Findings of Fact/Statement of Overriding Considerations, and Mitigation Monitoring and
Reporting Program (MMRP). The Final EIR / Response to Comments contains comments
received on the Draft EIR and responses to those comments.

= The Final EIR was posted to the City website on August 5, 2026 and is available online at:
https://www.costamesaca.gov/government/departments-and-divisions/economic-and-
development-services/planning/environmental-notices-and-reports

= The Final EIR was transmitted to the State Clearinghouse on August 6, 2026.
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= A 10-day notification of the Final EIR was sent to commenting agencies and members of the
public electronically on August 6, 2026.

= A public hearing on the proposed project and the Final EIR was held before the Costa Mesa
Planning Commission on August 10, 2026.

= Revisions were made to Appendix J.2 of the Draft EIR in accordance with the Planning
Commission’s August 10, 2026, recommendation to City Council to approve the project,
which included non-substantive edits to correct missing turn movements for Intersection
No. 26 in Figures 3 and 6. These revisions resulted in no change to the LOS findings in
Appendix J.2 or the conclusions of the analysis in the Draft EIR. This revision to Appendix J.2
is included as Attachment A to this FOF/SOC. The revised appendix was also posted to the
City’s website on August 20, 2026 at:
https://www.costamesaca.gov/government/departments-and-divisions/community-
development/planning/environmental-notices-and-reports

= A revision to Appendix I.1 of the Draft EIR was made to correct a formatting error on page
16 of the appendix within the service provider response letter received from the Newport-
Mesa Unified School District. The revision to this letter is included as Attachment B to this
FOF/SOC.

= A public hearing on the proposed project and the Final EIR was held before the Costa Mesa
City Council on September 15, 2026.

FINAL ENVIRONMENTAL IMPACT REPORT

The City prepared a Final EIR, including Responses to Comments to the Draft EIR. The Final
EIR/Response to Comments contains comments on the Draft EIR, responses to those comments,
revisions to the Draft EIR, and appended documents. A total of 14 comment letters were
received. Of the 14 comment letters, 7 letters were from public agencies, 3 letters were from
organizations, and 4 letters were from residents and/or individuals.

RECORD OF PROCEEDINGS

For purposes of CEQA and these Findings, the Record of Proceedings for the proposed project
includes, but is not limited to, the following documents and other evidence:

= The NOP, NOA, and all other public notices issued by the City in conjunction with the
proposed project.

= The Draft EIR and Final EIR for the proposed project.

= All written comments submitted by agencies or members of the public during the public
review comment period on the Draft EIR.

= All responses to written comments submitted by agencies or members of the public during
the public review comment period on the Draft EIR.
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= All written and verbal public testimony presented during a noticed public hearing for the
proposed project.

= The Mitigation Monitoring and Reporting Program.
= The reports and technical memoranda included or referenced in the Draft EIR and Final EIR.

= All documents, studies, EIRs, or other materials incorporated by reference in the Draft EIR
and Final EIR.

= The Resolutions adopted by the City in connection with the proposed project, and all
documents incorporated by reference therein.

= Matters of common knowledge to the City, including but not limited to federal, state, and
local laws and regulations.

= Any documents expressly cited in these Findings.
= The City’s file for the proposed project.
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CUSTODIAN AND LOCATION OF RECORDS

The documents and other materials that constitute the administrative record for the City's
actions related to the proposed project are at the following locations:

City of Costa Mesa Community Development Department, at 77 Fair Drive, 2nd Floor, Costa
Mesa, CA 92626

= City of Costa Mesa website: https://www.costamesaca.gov/government/departments-and-
divisions/economic-and-development-services/planning/environmental-notices-and-reports

The City is the custodian of the administrative record for the proposed project. Copies of these
documents, which constitute the record of proceedings, are and at all relevant times have been
and will be available upon request at the offices of the City:

City of Costa Mesa Community Development Department
77 Fair Drive, 2nd Floor

Costa Mesa, CA 92626

Melinda.Dacey@costamesaca.gov

This information is provided in compliance with Public Resources Code section 21081.6(a)(2)
and CEQA Guidelines section 15091(e).

FINDINGS OF FACTS AND OVERRIDING CONSIDERATIONS

The CEQA (Pub. Res. Code Section 21000 et seq.) and the State CEQA Guidelines (Guidelines)
(14 Ca. Code Regs Section 15000 et seq.) promulgated thereunder, require the environmental
impacts of a project be examined before a project is approved. Specifically, regarding findings,
Guidelines Section 15091 provides:

(a) No public agency shall approve or carry out a project for which an EIR has
been certified which identifies one or more significant environmental
effects of the project unless the public agency makes one or more written
findings for each of those significant effects, accompanied by a brief
explanation of the rationale for each finding. The possible findings are:

1. Changes or alterations have been required in, or incorporated into,
the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR.

2. Such changes or alterations are within the responsibility and
jurisdiction of another public agency and not the agency making the
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finding. Such changes have been adopted by such other agency or can
and should be adopted by such other agency.

3. Specific economic, legal, social, technological, or other considerations,
including provision of employment opportunities for highly trained
workers, make infeasible the mitigation measures or project
alternatives identified in the final EIR.

(b) The findings required by subsection (a) shall be supported by substantial
evidence in the record.

(c) The finding in subdivision (a)(2) shall not be made if the agency making
the finding has concurrent jurisdiction with another agency to deal with
identified feasible mitigation measures or alternatives. The finding in
subsection (a)(3) shall describe the specific reasons for rejecting
identified mitigation measures and project alternatives.

(d) When making the findings required in subdivision (a)(1), the agency shall
also adopt a program for reporting on or monitoring the changes which it
has either required in the project or made a condition of approval to
avoid or substantially lessen significant environmental effects. These
measures must be fully enforceable through permit conditions,
agreements, or other measures.

(e) The public agency shall specify the location and custodian of the
documents or other material which constitute the record of the
proceedings upon which its decision is based.

(f) A statement made pursuant to Section 15093 does not substitute for the
findings required by this section.

The “changes or alterations” referred to in Section 15091(a)(1) above, that are required in, or
incorporated into, the project which mitigate or avoid the significant environmental effects of
the project, may include a wide variety of measures or actions as set forth in Guidelines Section
15370, including:

(a) Avoiding the impact altogether by not taking a certain action or parts of
an action.

(b) Minimizing impacts by limiting the degree or magnitude of the action and
its implementation.

(c) Rectifying the impact by repairing, rehabilitating, or restoring the
impacted environment.
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(d) Reducing or eliminating the impact over time by preservation and
maintenance operations during the life of the action.

(e) Compensating for the impact by replacing or providing substitute
resources or environments, including through permanent protection of
such resources in the form of conservation easements.

As indicated above, Section 21002 requires an agency to “avoid or substantially lessen”
significant adverse environmental impacts. Thus, mitigation measures that “substantially
lessen” significant environmental impacts, even if not completely avoided, satisfy section
21002’s mandate. (Laurel Hills Homeowners Assn. v. City Council (1978) 83 Cal.App.3d 515, 521
[“CEQA does not mandate the choice of the environmentally best feasible project if through the
imposition of feasible mitigation measures alone the appropriate public agency has reduced
environmental damage from a project to an acceptable level”]; Las Virgenes Homeowners Fed.,
Inc. v. County of Los Angeles (1986) 177 Cal. App. 3d 300, 309 [“[t]here is no requirement that
adverse impacts of a project be avoided completely or reduced to a level of insignificance . . . if
such would render the project unfeasible”].)

While CEQA requires that lead agencies adopt feasible mitigation measures or alternatives to
substantially lessen or avoid significant environmental impacts, an agency need not adopt
infeasible mitigation measures or alternatives. (Pub. Resources Code, Section 21002.1(c) [if
“economic, social, or other conditions make it infeasible to mitigate one or more significant
effects on the environment of a project, the project may nonetheless be carried out or
approved at the discretion of a public agency”]; see also State CEQA Guidelines, Section
15126.6(a) [an “EIR is not required to consider alternatives which are infeasible”].) CEQA
defines “feasible” to mean “capable of being accomplished in a successful manner within a
reasonable period of time, taking into account economic, environmental, social, and
technological factors.” (Pub. Resources Code, Section 21061.1.) The State CEQA Guidelines add
“legal” considerations as another indicia of feasibility. (State CEQA Guidelines, Section 15364.)
Project objectives also inform the determination of “feasibility.” (Jones v. U.C. Regents (2010)
183 Cal. App. 4th 818, 828-829.) “‘[F]easibility’ under CEQA encompasses ‘desirability’ to the
extent that desirability is based on a reasonable balancing of the relevant economic,
environmental, social, and technological factors.” (City of Del Mar v. City of San Diego (1982)
133 Cal.App.3d 401, 417, see also Sequoyah Hills Homeowners Assn. v. City of Oakland (1993)
23 Cal.App.4th 704, 715.) “Broader considerations of policy thus come into play when the
decision making body is considering actual feasibility[.]” (Cal. Native Plant Soc’y v. City of Santa
Cruz (2009) 177 Cal.App.4th 957, 1000 (“Native Plant”); see also Pub. Resources Code, Section
21081(a)(3) [“economic, legal, social, technological, or other considerations” may justify
rejecting mitigation and alternatives as infeasible] (emphasis added).)

Environmental impacts that are less than significant do not require the imposition of mitigation
measures. (Leonoff v. Monterey County Board of Supervisors (1990) 222 Cal.App.3d 1337, 1347.)
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The California Supreme Court has stated, “[t]he wisdom of approving . . . any development
project, a delicate task which requires a balancing of interests, is necessarily left to the sound
discretion of the local officials and their constituents who are responsible for such decisions.
The law as we interpret and apply it simply requires that those decisions be informed, and
therefore balanced.” (Citizens of Goleta Valley v. Board of Supervisors (1990) 52 Cal.3d 553,
576.) In addition, perfection in a project or a project’s environmental alternatives is not
required; rather, the requirement is that sufficient information be produced “to permit a
reasonable choice of alternatives so far as environmental aspects are concerned.” Outside
agencies (including courts) are not to “impose unreasonable extremes or to interject
[themselves] within the area of discretion as to the choice of the action to be taken.” (Residents
Ad Hoc Stadium Com. v. Board of Trustees (1979) 89 Cal.App.3d 274, 287.)

FORMAT

This section summarizes the significant environmental impacts of the proposed project,
describes how these impacts are to be mitigated, and discusses various alternatives to the
proposed project, which were developed in an effort to reduce the remaining significant
environmental impacts.

The remainder of this section is divided into the following subsections:

Section B, Summary of Environmental Impacts, presents the summary of impacts of the
proposed project.

Section C, Findings on Impacts Determined to Be Less Than Significant, presents the impacts of
the proposed project that were determined in the Draft EIR to be less than significant without
the addition of mitigation measures and presents the rationales for these determinations.

Section D, Findings on Impacts Mitigated to Less Than Significant, presents significant impacts
of the proposed project that were identified in the Final EIR, the mitigation measures identified
in the Mitigation Monitoring Reporting Program, and the rationales for the findings.

Section E, Findings on Significant Unavoidable Impacts, presents significant impacts of the
proposed project that were identified in the Final EIR.

Section F, Cumulative Impacts, presents the summary of cumulative impacts of the proposed
project.

Section G, Findings on Project Alternatives, presents alternatives to the proposed project and
evaluates them in relation to the findings set forth in section 15091(a)(3) of the CEQA
Guidelines, which allows a public agency to approve a project that would result in one or more
significant environmental effects if the project alternatives are found to be infeasible because
of specific economic, social, or other considerations.
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Section H, Additional CEQA Considerations, presents additional CEQA considerations including
significant irreversible changes due to the proposed project and growth inducing impacts of the
proposed project.

Section I, Findings on Responses to Comments on the Draft EIR and Revisions to the Final EIR,
presents the City’s findings on the response to comments and revisions to Final EIR, and
decision on whether a recirculated Draft EIR is necessary or not.

Section J, Statement of Overriding Considerations, presents a description of the proposed
project’s significant and unavoidable adverse impacts and the justification for adopting a
statement of overriding consideration.
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SECTION B
SUMMARY OF ENVIRONMENTAL IMPACTS

The following is a summary of the environmental topics considered in the EIR to have no
impact, a less than significant impact, a less than significant impact with incorporation of
mitigation measures, or a significant and unavoidable impact.

Less Than Significant Impacts or No Impacts

The Draft EIR determined that 8 environmental factors would have no impact or less than
significant impacts if the proposed project were implemented.

= Aesthetics

= Energy

= Hydrology and Water Quality
= Land Use and Planning

= Population and Housing

= Public Services

= Recreation

= Utilities and Service Systems

Less Than Significant Impacts with Mitigation Incorporated

The Draft EIR determined that the proposed project would result in the following potentially
significant impacts without mitigation.

= Impact BIO-1: Construction of the project site may impact suitable habitat for the Crotch’s
bumble bee and the western burrowing owl; suitable nesting habitat for the Cooper’s hawk
and white-tailed kite; and suitable roosting habitat for the western yellow bat and monarch
butterfly.

= Impact BIO-3: The construction phase of the proposed project could impact nesting native
and migratory birds and raptors at the project site.

= Impact CUL-2: The proposed project has a moderate to low potential in uncovering pre-
contact resources during construction.

= Impact CUL-3: The proposed project has the potential in uncovering cultural resources
during construction.
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= Impact GEO-1: Construction of the proposed project could encounter unique
paleontological resources during ground-disturbing activities.

= Impact HAZ-1: The construction phase of the proposed project would create a potentially
significant hazard to the public or the environment through the routine transport, use, or
disposal of hazardous materials.

= Impact HAZ-2: The construction phase of the proposed project could create a significant
hazard to the public or the environment through reasonably foreseeable upset or accidental
release of hazardous materials.

= Impact HAZ-3: Temporary off-site construction activities along Harbor Boulevard, an
established evacuation route, could impair emergency response or evacuation access.

= Impact NOI-1: The proposed project could result in significant temporary increases in noise
associated with construction activities.

= Impact T-1: Temporary off-site construction activities on Harbor Boulevard could interfere
with emergency response and evacuations.

= Impact TCR-1: Implementation of the proposed project could result in a substantial adverse
change to unknown TCRs during ground-disturbing activities.

Significant and Unavoidable Impacts

The Draft EIR identified six significant and unavoidable adverse impacts, as defined by CEQA,
that would result from implementation of the proposed project:

= Impact AIR-1: The proposed project would cumulatively contribute to the nonattainment
designations in the SoCAB and would be inconsistent with the South Coast AQMD’s AMP.

= Impact AIR-2: Construction activities associated with future development that would be
accommodated under the proposed project could generate short-term emissions in
exceedance of the South Coast AQMD’s threshold criteria.

= Impact AIR-3: Long-term operation of the proposed project would generate emissions in
exceedance of the South Coast AQMD’s threshold criteria and cumulatively contribute to the
South Coast Air Basin’s nonattainment designations.

= Impact AIR-4: Construction of the proposed project could expose sensitive receptors to
substantial pollutant concentrations.

= Impact AIR-5: The proposed project’s contribution to cumulative air quality impacts would
be cumulatively considerable.

= Impact BIO-2: Construction and operation of the proposed project may have an impact on
an unknown aquatic resource (potential wetland).

= Impact CUL-1: The proposed project would result in a substantial adverse change in the
significance of a historical resource due to the removal of historic buildings within the
Fairview Developmental Center.
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= Impact GHG-1: Operation of the proposed project would generate a cumulatively
considerable increase in GHG emissions that would exceed the South Coast AQMD Working
Group bright-line threshold.

= Impact GHG-2: The proposed project, together with cumulative projects, would result in
substantial GHG emissions impacts.
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SECTION C

FINDINGS ON IMPACTS DETERMINED TO RESULT IN NO
IMPACT OR LESS THAN SIGNIFICANT IMPACT

Based on the environmental assessments in the Final EIR, the City determined that the
proposed project would have no impact or less than significant impacts, including direct,
indirect, and cumulative impacts, for the environmental issues summarized below. The rationale
for the conclusion that no significant impact would occur in each of the issue areas is based on
the environmental evaluation in the listed topical EIR sections in Chapter 3 of the Draft EIR,
which include Environmental Setting, Environmental Impacts, Cumulative Impacts, and
Mitigation Measures, and analysis in Chapter 5, Other CEQA Considerations, of the Draft EIR.

The EIR concluded that all or some of the impacts of the proposed project with respect to the
following issues either will not be significant or will be reduced to below a level of significance
by implementing project design features or existing plans, programs, and policies as detailed in
Chapters 3 and 5 of the Draft EIR. Those issues include the following topical areas in their
entirety or portions thereof: Aesthetics, Agriculture and Forestry Resources, Air Quality,
Biological Resources, Energy, Geology and Soils, Greenhouse Gas Emissions, Hazards and
Hazardous Materials, Hydrology and Water Quality, Land Use and Planning, Mineral Resources,
Noise, Population and Housing, Public Services, Recreation, Transportation, Utilities and Service
Systems, and Wildfire. CEQA Guidelines Section 15901 requires that an EIR may not be certified
for a project which has one or more significant environmental effects unless one of three
possible findings is made for each significance effect. Since the following environmental issue
areas were determined to have no impact or a less than significant impact, no findings for these
issues are required. Environmental Protection Info. Ctr. v. Department of Forestry & Fire
Protection (2008) 44 Cal.4th 459, 522; Mira Mar Mobile Community v. City of Oceanside (2004)
119 Cal.App.4th 477, 493.

Notice of Preparation

During the scoping period of the proposed project, the City determined that the proposed
project would have no impact to the following topics: Agriculture and Forestry Resources,
Mineral Resources, and Wildfire. Justification for this determination is provided in Chapter 5,
Other CEQA Considerations, of the Draft EIR, and summarized below.

AGRICULTURE AND FORESTRY

In determining whether impacts on agriculture and farmland are significant environmental
effects, lead agencies may refer to the California Important Farmland Finder Map prepared by
the California Department of Conservation’s (DOC) Farmland Mapping and Monitoring Program
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(FMMP), updated in 2022. The FMMP identifies and maps significant farmland. Farmland is
classified using a system of five categories: Prime Farmland, Farmland of Statewide Importance,
Unique Farmland, Farmland of Local Importance, and Grazing Land. The classification of
farmland as Prime Farmland, Unique Farmland, and Farmland of Statewide Importance is based
on the suitability of soils for agricultural production, as determined by a soil survey conducted
by the Natural Resources Conservation Service. The DOC also manages the Williamson Act
Contract Land Map showing William Act Contracts, updated in 2017.

The project site is identified as Urban Built-Up Land and is not identified as an area of Prime
Farmland, Unique Farmland, or Farmland of Statewide Importance. The proposed project would
occur within the boundaries of the existing Fairview Developmental Center, Costa Mesa Country
Club, and public rights of way, which is not zoned for agricultural or forestry use, or under a
Williamson Act contract. Implementation of the proposed project would not conflict with zoning
for agricultural use; no Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
would be converted to nonagricultural use; and no Williamson Act contract would be affected.
Therefore, no impacts would occur.

MINERAL RESOURCES

In 1975, the State legislature adopted the Surface Mining and Reclamation Act (SMARA). This
designated Mineral Resources Zones that were of statewide or regional importance. The
classifications used to define MRZs are:

= MRZ-1. Areas where the available geologic information indicates no significant mineral
deposits or a minimal likelihood of significant mineral deposits.

s MRZ-2. Areas where the available geologic information indicates that there are significant
mineral deposits or that there is a likelihood of significant mineral deposits.

= MRZ-3. Areas where the available geologic information indicates that mineral deposits are
likely to exist, however, the significance of the deposit is undetermined.

m  MRZ-4. Areas where there is not enough information available to determine the presence or
absence of mineral deposits.

The California Department of Conservation Division of Geological Survey produces Mineral Land
Classification studies that identify areas with potentially important mineral resources. The
Generalized Mineral Land Classification of Orange County map shows that the project site and
surrounding area is located is mapped within an MRZ-3. Implementation of the proposed
project would not result in the loss of availability of a known mineral resource. No impact to
known mineral resources would occur.
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WILDFIRE

As identified within the Costa Mesa Safety Element, no part of Costa Mesa is in a state
responsibility area or a Very High Fire Hazard Severity Zone (Costa Mesa 2015). Urban fires and
grassland fires in open space areas (such as Talbert Regional Park, and Fairview Park) are the
only fire risks in the City. The proposed project would not add infrastructure such as roads or
overhead power lines in areas with wildland vegetation. Construction and operation of the
proposed project would have minimal impact on the existing drainage and runoff. The entire
project site is in Zone X, an area outside the 500-year flood zone. The proposed project would
comply with federal, State, and local policies pertaining to wildfire and would not exacerbate
fire risk. Therefore, impacts would be less than significant.

Draft Environmental Impact Report

The following summary briefly describes those environmental topics that were found not to be
significant or less than significant with compliance with existing regulations, as detailed in each
respective topical section of Chapter 3 of the Draft EIR.

AESTHETICS
For full impact analysis, see Draft EIR Section 3.1, Aesthetics, starting on page 3.1-12.

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

The project site is located inland within an urbanized area and is not situated within or adjacent
to a designated scenic vista or scenic highway. While regional scenic resources occur in the
broader vicinity, including Fairview Park and Talbert Regional Park, the project site itself does
not serve as a public vantage point for expansive or protected views. The proposed project’s
development standard would only allow two 12-story buildings at the project site. Due to the
project site’s inland location, existing urban context, and distance from recognized scenic
viewpoints, the proposed buildings and off-site improvements would not obstruct views of the
ocean, the Santa Ana River corridor, or nearby regional parks. Scenic vistas associated with
these resources would remain available from established public viewpoints and trail systems.
Nor is the project site itself part of a designated scenic vista.

Finding:

Given the project site’s distance from designated or locally valued scenic vistas and the absence
of notable scenic view corridors to or from the project site, implementation of the proposed
project would not result in a substantial adverse effect on a scenic vista. Impacts would be less
than significant, and no mitigation measures are necessary.
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b) Would the project substantially degrade the view from a scenic highway, including, but
not limited to, trees, rock outcroppings, and historic buildings?

According to the California State Scenic Highways mapping system maintained by Caltrans, there
are no designated scenic highways on or near the project site. The nearest eligible scenic
highway is SR-1 about three miles south of the project site. The closest officially designated
scenic highway is SR-91 in Orange County, approximately 13 miles northeast of the project site.
Due to the distance, topography, and intervening development and vegetation, the project site
is not visible from either route. Additionally, there are no scenic resources on-site, such as rock
outcroppings.

Finding:

The proposed project is not within vicinity of any State scenic highways or other scenic
resources. Therefore, implementation of the proposed project would not alter scenic resources
as viewed from a State scenic highway. No impact would occur.

c) In nonurbanized areas, would the project 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, would the project conflict with applicable zoning and other regulations
governing scenic quality?

The proposed project would have its own development and design standards, which would
supersede Title 13, Chapter V, Development Standards, of the Costa Mesa Municipal Code. The
proposed project would amend the zoning code to establish new zoning and development
standards and a zoning map to classify the project site as the Fairview Developmental Center
Specific Plan. The proposed project’s new zoning and development standards would guide the
scale and character of future development and growth on the project site.

The proposed project would result in higher buildings and more dense development than the
surrounding area. A maximum of 4,000 dwelling units and two 12-story buildings would be
allowed under the proposed project, which exceeds the unit count and height limitations within
the existing zoning designation for the project site. The SREOC Tower and antenna clearance
requirements also place restrictions around the allowable heights of buildings within the
antenna’s clearance zones. However, as mentioned under Impacts a) and b), the proposed
project’s building height would not affect surrounding scenic vistas or views, nor would it
conflict with any City regulations that govern scenic quality.

Finding

Because the proposed project includes amendments to the City’s zoning regulations
establishing new development standards for the project site, and because no applicable scenic
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quality regulations would be violated, the proposed project would not conflict with applicable
zoning or other regulations governing scenic quality. Therefore, this impact is less than
significant.

d) Would the project expose people on- or off-site to substantial light or glare which would
adversely affect day or nighttime views in the area?

The proposed project would introduce new sources of lighting associated with residential,
mixed-use, commercial, and open space uses, including building-mounted fixtures, pedestrian-
scale lighting, parking area lighting, and signage illumination. Off-site improvements, including
trails, a secondary access point, and golf course reconfiguration, would also introduce
incremental lighting such as pedestrian-scale trail lighting and roadway lighting. These light
sources would increase nighttime illumination on the project site compared to its current vacant
condition; however, they are typical of urban development, and the project site is in an
urbanized area.

In addition, the proposed project includes design standards to minimize light spillover and glare.
Section 5.3.10, Lighting, of the specific plan requires that lighting be designed to enhance safety
and visibility while minimizing glare and light spillover.

Finding

While the proposed project would increase daytime and nighttime lighting on the project site, it
would not introduce lighting that is atypical for urban mixed-use development, nor would it
expose on- or off-site receptors to substantial glare or light spillover that would adversely affect
nighttime views in the area. Therefore, this impact is less than significant.

AIR QUALITY

For full impact analysis, see Draft EIR Section 3.2, Air Quality, starting on page 3.2-46.
c) Would the project expose sensitive receptors to substantial pollutant concentrations?

Operation Phase Localized Significance Thresholds

The proposed project would allow up to 4,000 housing units, open space, and 35,000 square
feet of neighborhood-serving retail and service uses and would not accommodate the types of
land uses that could result in major air pollutant emissions sources. The proposed project would
not introduce land uses that would generate substantial concentrations of criteria air pollutant
emissions. Therefore, localized operation-related air quality impacts are considered less than
significant.
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Operational Phase Toxic Air Contaminants

Types of land uses that typically generate substantial quantities of criteria air pollutants and
toxic air contaminants (TAC) include industrial (stationary sources) and warehousing (truck
idling) land uses. The proposed project’s residential and open space components would not
create major sources of air pollutant emissions. As a result, operation of these type of land uses
accommodated under the proposed project would not result in substantial concentrations of
TACs. Development of the commercial land uses that are allowed under the proposed project
may result in stationary sources of TACs emissions, such as restaurants with char broilers or
buildings with emergency generators and boilers. However, these sources are not considered
large emitters by South Coast Air Quality Management District (AQMD). Furthermore, these
types of stationary sources are subject to South Coast AQMD’s new source review through their
permitting requirements and would be subject to further study and health risk assessment prior
to the issuance of any necessary air quality permits under South Coast AQMD Rule 1401. The
permitting process ensures that stationary source emissions would be below the South Coast
AQMD significance thresholds of 10 in a million cancer risk and 1 for acute risk at the maximally
exposed individual. Therefore, overall, impacts related to TACs are considered less than
significant.

Operational Phase CO Hotspots

Under full buildout conditions, the proposed project would result in overall maximum peak-
hour turning movement of 7,231 trips during the PM peak hour, which is substantially below the
incremental increase in peak-hour vehicle trips needed to generate a significant CO impact.
Implementation of the proposed project would not have the potential to substantially increase
CO hotspots at intersections in the project area. Impacts would be less than significant.

Findings

At full buildout, operation of the proposed project would not expose sensitive receptors to
substantial concentrations of air pollutants or TACs, nor would it result in significant CO impacts.
Therefore, this impact is less than significant.

d) Would the project result in other emissions (such as those leading to odors) adversely
affecting a substantial number of people?

Residential and other non-residential (excluding industrial) land uses accommodated under the
proposed project could result in generation of odors such as exhaust from landscaping
equipment and cooking. However, unlike industrial land uses, these are not considered
potential generators of odor that could affect a substantial number of people. Additionally, for
uses that could generate food odors such as restaurants, coffee roasters, and breweries, these
types of uses would be subject to South Coast AQMD Rule 402 which would minimize and
provide a control for odors. Therefore, impacts from potential odors generated from residential
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and other non-residential land uses associated with the proposed project are considered less
than significant.

During construction activities, construction equipment exhaust and application of asphalt and
architectural coatings would temporarily generate odors. Any construction-related odor
emissions would be temporary and intermittent. Additionally, noxious odors would be confined
to the immediate vicinity of the construction equipment. By the time such emissions reach any
sensitive receptor sites, they would be diluted to well below any level of air quality concern and
are not expected to affect a substantial number of people. Furthermore, short-term
construction-related odors are expected to cease upon the drying or hardening of odor-
producing materials. Therefore, impacts associated with construction-generated odors are
considered less than significant.

Findings

Odors generated from future land uses and construction associated with the proposed project
would not generate odors that would adversely affect sensitive receptors. Consequently, odor
impacts are less than significant.

BIOLOGICAL RESOURCES
For full impact analysis, see Draft EIR Section 3.3, Biological Resources, starting on page 3.3-32.

b) Would the project have a substantial adverse effect on any riparian habitat or other
sensitive natural community identified in local or regional plans, policies, regulations, or
by the California Department of Fish and Wildlife or U.S. Fish and Wildlife Service?

The project site only has one area identified as a vegetation community, the annual brome
grassland shown on Figure 3.3-1 of the Draft EIR. Th California Department of Fish and Wildlife
(CDFW) considers annual brome grassland a semi-natural stand, and a global and state rarity
rank is not applicable. No sensitive natural communities were observed within the project site
during the biological reconnaissance survey nor did the biological literature review identify a
riparian habitat or indicate the presence of any streams or rivers that traverse the project site.

Findings

No riparian habitat or other sensitive natural communities were identified within the project
site. Therefore, no impacts to sensitive natural communities would occur.

e) Would the project conflict with any local policies or ordinances protecting biological
resources, such as a tree preservation policy or ordinance?

A survey of trees within the plan area was conducted to assess potential impacts to trees under
the proposed project. A total of 1,152 trees were assessed as part of the Arborist Report (see

AUGUST 2026 21



FAIRVIEW DEVELOPMENTAL CENTER SPECIFIC PLAN FINAL EIR
CITY OF COSTA MESA

FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS

Appendix C.2 of the Draft EIR). There are 423 trees within the survey area of the Mesa Linda
Golf Course (holes 6—15). There are 970 trees on the FDC property but 241 were not assessed
because 7 have died, 123 were omitted due to a separate project, and 111 are outside the
Specific Plan tree survey boundary. Of the 1,152 trees assessed, 21 were dead, and 529
contained advanced disease with a recommendation for removal. The remaining 623 trees are
healthy or potentially treatable and can be preserved as part of the proposed project. As many
as 15 trees within the property were planted in memory of individuals (FDC or the Golf Course).
No trees within the project site are anticipated to qualify as a special status tree based on the
City’s Municipal Code.

The City’s Municipal Code requires that trees that are intended for removal as part of a project
require a removal permit and must be approved at the discretion of the City Community
Development Director. FDCSP Chapter 6, Open Space, Landscaping & Public Art, requires that
existing trees removed during development shall be replaced on-site at a ratio of two new trees
for every one tree that is removed. Existing trees may be boxed and relocated on-site.
Therefore, the FDCSP requires that trees shall be replaced consistent with City requirements.

Findings

The proposed project would comply with municipal requirements that would be subject to
approval by the City Community Development Director to ensure trees on-site are replaced
consistent with City requirements. Therefore, this impact is less than significant.

f) 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?

The project site is within the Orange County Habitat Conservation Plan/Natural Community
Conservation Plan boundaries; however, the City is not a signatory of this plan. There are no
similar approved plans at the local, regional, state, or federal level for the project site or
adjacent areas.

Finding

There are no biological resources protection plans that apply to the proposed project, therefore,
development of the proposed project would have no impact on an adopted Habitat
Conservation Plan or Natural Community Conservation Plan.

ENERGY

For full impact analysis, see Draft EIR Section 3.5, Energy, starting on page 3.5-18.
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a) Would the project result in potentially significant environmental impact due to wasteful,
inefficient, or unnecessary consumption of energy resources, during project construction
or operation?

Construction of development associated with the proposed project would create temporary
increased demands for electricity and vehicle fuels compared to existing conditions and would
result in short-term transportation-related energy use. However, this use of energy resources is
considered necessary to complete construction of the proposed project and therefore would
not be considered inefficient, wasteful, or unnecessary.

Operation of buildings associated with new land uses accommodated under the proposed
project would create additional demands for electricity and natural gas. However, these new
uses would be required to comply with the applicable Building Energy Efficiency Standards and
CALGreen requirements. Compliance with the current and future iterations of Building Energy
Efficiency Standards and CALGreen would be consistent with the goals outlined in Appendix F of
the CEQA Guidelines, as the proposed project would promote the use of renewable energy and
decrease reliance on fossil fuels to meet the energy demands of the proposed project.

Additionally, while VMT associated with electric vehicles (EVs) and thus electricity usage would
increase under the buildout of the proposed project when compared to existing baseline,
improvements in EV energy efficiency are anticipated. In conjunction with the regulatory (i.e.,
RPS, SB 350, SB 100, SB 1020) and general trend toward increasing the supply and production of
energy from renewable sources, it is anticipated that a greater share of electricity used to
power EVs will be from renewable sources in future years (e.g., individual PV systems and/or
purchased electricity from Southern California Edison [SCE] that is generated from renewable
sources). The proposed project would also result in a decrease in VMT per service population
when compared to the existing baseline, suggesting that it would result in fewer vehicle trips
and shorter trip distances because the elements of the proposed project would also
accommodate improvements to the bicycle, pedestrian, and transit infrastructure.

Finding

Overall, operation of the proposed project, together with applicable federal, State, and local
regulations, would ensure that energy demand from future growth is not inefficient, wasteful,
or unnecessary. Therefore, energy impacts associated with implementation and operation of
land uses accommodated under the proposed project would be less than significant.

b) Would the project conflict with or obstruct a state or local plan for renewable energy or
energy efficiency?

The proposed project would be consistent with the goals of the State’s Energy Action Plan,
which prioritizes energy efficiency, reduced energy demand, and sustainable land use planning.
By complying with current Building Energy Efficiency Standards, the proposed project would
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support the Plan’s objective of meeting new energy needs through efficiency improvements
before expanding energy supply. The mixed-use development pattern would promote efficient
land use and reduce the need for vehicle trips by integrating residential and nonresidential uses
in close proximity. The proposed project would also be consistent with the Long-Term Energy
Efficiency Strategic Plan because it would be constructed to meet or exceed current Building
Energy Efficiency Standards, thereby supporting the Plan’s overarching goal of maximizing
energy savings and encouraging energy efficiency.

Findings

The proposed project would include project features which directly support the strategies
outlined in the Energy Action Plan, Long-Term Energy Efficiency Strategic Plan, and the City’s
General Plan. Therefore, this impact is less than significant.

GEOLOGY AND SOILS

For full impact analysis, see Draft EIR Section 3.6, Geology and Soils, starting on page 3.6-15.

a) Would the project directly or indirectly cause potential substantial adverse effects,
including the risk of loss, injury, or death involving:

i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on
other substantial evidence of a known fault? (Refer to Division of Mines and Geology
Special Publication 42.)

ii) Strong seismic ground shaking?
iii) Seismic-related ground failure, including liquefaction?
iv) Landslides?

Fault Rupture

Based on the California Geological Survey’s Earthquake Zones of Required Investigation, no
active faults or Alquist-Priolo fault zones traverse the city or project site. The closest Alquist-
Priolo earthquake fault zone is the Newport-Inglewood-Rose Canyon Fault Zone approximately
3.10 miles west of the project site. Therefore, there would be no impacts associated with fault
rupture.

Seismic Ground Shaking

The project site, like most areas in California, is subject to ground movement associated with
earthquakes along the active faults. Five regional major faults—the Newport-Inglewood, San
Joaquin Hills, Whittier, San Andreas, and San Jacinto—present seismic hazards to the city. Due
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to the presence of active faults in the region, the project site would be subject to seismic
ground shaking. However, the proposed project would be required to comply with the seismic
design parameters of the California Building Code (CBC), which regulates all building and
construction projects and implements a minimum standard for building design and construction
that includes specific requirements for seismic safety and evacuation. Compliance with the CBC
would ensure that impacts related to seismic shaking are less than significant.

Landslides

According to the US Land Slide Inventory and Susceptibility Mapper, the project site is not
within an area of possible landslides; however, the southeast corner of the project site has a
level 1 landslide susceptibility, which indicates a low potential for landslides. The proposed
project would be designed and constructed consistent with the CBC, which would ensure that
impacts related to landslides are less than significant.

Liquefaction

According to the California Department of Conservation Liquefaction Zones Mapper, portions of
the city are in liquefaction hazard zones, but the project site is not within this hazard zone. The
nearest liquefaction zone is approximately 0.7 miles to the west of the site. The proposed
project would be designed and constructed to withstand liquefaction potential consistent with
the CBC, which would ensure that no impact related to liquefaction would occur.

Findings

The project site is not located in any seismically hazardous areas and impacts would otherwise
be reduced to less than significant with mandatory compliance with the CBC. Therefore, the
proposed project would have less than significant impacts related to seismic hazards.

b) Would the project result in substantial soil erosion or the loss of topsoil?

The project site contains flat terrain and is situated on a gentle north-facing back slope;
however, there are no steep slopes in the vicinity of the project site. Implementation of the
proposed project would require extensive earthwork, which includes site clearing, excavation,
grading for site work, and utility trenching. Excavation and other ground-disturbing activities
would expose more soils to erosion. The project applicant would be required to comply with the
National Pollutant Discharge Elimination System (NPDES) permit from the State Water
Resources Control Board, including submittal of a Notice of Intent and preparation of a Storm
Water Pollution Prevention Plan (SWPPP), which will specify best management practices (BMPs)
to minimize stormwater pollution from project construction, including erosion and sediment. At
project completion, the project site would be developed with buildings, surface parking,
recreational areas, walkways and other paved areas, and landscaping; thus, soil on-site would
not be susceptible to substantial erosion.
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Finding
The proposed project would not result in a substantial soil erosion or loss of topsoil, and a less
than significant impact would occur.

c) Would the project be located on a geologic unit or soil that is unstable, or that would
become unstable as a result of the project and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction, or collapse?

Due to the project site not being in an identified liquefaction susceptibility zone, there is no
potential for lateral spreading. In addition, the proposed project would excavate and recompact
the upper soils and any loose fill soils within the project site. Due to recompacting of the soil
and the relatively low to moderate seismicity of the region, seismic settlement or lateral
spreading would not occur.

The City of Costa Mesa and project site is within an area of land subsidence in California due to
groundwater pumping. Thus, the project site would be subject to subsidence occurring
throughout Orange County. Additionally, underlying soils are considered open (poorly graded),
provided apparent cohesion from suction (silts), and a bonding agent (clay). In addition, since
the soil at the project site has the potential to bond with water from an unknown source, the
potential for collapse of soils is present.

Finding
The proposed project would be required to adhere to the CBC which includes design provisions

that would ensure the underlying geologic unit or soil remain stable. Impacts associated with
unstable soils would therefore be less than significant.

d) Would the project be located on expansive soil, as defined in Table 18-1B of the Uniform
Building Code (1994), creating substantial direct or indirect risks to life or property?

The majority of the site contains Myford Sandy loam with a soil plasticity index (PI) of 13.8;
however, expansive soils exist on-site with the presence of Cropley Clay, and Omni Clay with Pls
of 33 and 26, respectively. The effect of expansive soil is commonly and effectively reduced by
various design techniques such as 1) proper design of foundations, slabs, streets, and other
improvements subject to the influence of the soils; 2) over-excavation of the expansive
soils/bedrock and replacement with less-expansive fill soils; 3) control of surface and subsurface
drainages to prevent moisture variations; and 4) combinations of these various techniques. In
addition, the project would comply with the seismic design parameters of the CBC.

Finding

The proposed project would comply with applicable that reduce the potential for risk associated
with expansive soils. Therefore, impacts would be less than significant.
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e) Would the project have soils incapable of adequately supporting the use of septic tanks or
alternative wastewater disposal systems where sewers are not available for the disposal
of wastewater?

The proposed project would not require the installation or use of a septic tank or alternative
wastewater disposal system because sewer systems are available and accessible to the project
site.

Finding

No septic systems would be installed under the proposed project. Therefore no impact would
occur.

GREENHOUSE GAS EMISSIONS

For full impact analysis, see Draft EIR Section 3.7, Greenhouse Gas Emissions, starting on page
3.7-21.

b) Would the project conflict with an applicable plan, policy, or regulation adopted for the
purpose of reducing the emissions of greenhouse gases?

The California Air Resources Board’s (CARB) latest Climate Change Scoping Plan (2022) directs
State agencies to adopt regulations that reduce GHG emissions which have included low carbon
fuel standards, California Appliance Energy Efficiency regulations, Renewable Energy Portfolio
Standards (RPS), and triennial updates to the California building codes. The proposed project
would comply with these regulations as applicable, including compliance with the current
Building Energy Efficiency Standards and CALGreen. Additionally, the proposed project’s
affordable housing component supports the CARB Scoping Plan’s priorities for compact, infill
development patterns that reduce VMT, lower transportation-related GHG emissions, and
promote equitable access to jobs and transit.

The proposed project would also be consistent with the Southern California Association of
Government’s (SCAG’s) 2024-2050 Regional Transportation Plan/Sustainable Community
Strategy (RTP/SCS). Specifically, the proposed project would redevelop an underutilized site as a
mixed-use development that promotes active transportation, resulting in a beneficial impact on
VMT per service population in the City. Specifically, the proposed project would include new on-
site bicycle and pedestrian facilities to promote multimodal travel, implement transportation
demand management (TDM) strategies to reduce single-occupancy vehicle trips, and coordinate
with the Orange County Transportation Authority (OCTA) to support and enhance transit
ridership.

Furthermore, the proposed project would be consistent with the goals and policies of the City
of Costa Mesa’s General Plan, as discussed further in Land Use and Planning.
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Finding
The proposed project would include project features which directly support the regional

strategies outlined in the CARB’s Scoping Plan, SCAG’s 2024-2050 RTP/SCS, and the City’s
General Plan. Therefore, this impact is less than significant.

HAZARDS AND HAZARDOUS MATERIALS

For full impact analysis, see Draft EIR Section 3.8, Hazards and Hazardous Materials, starting on
page 3.8-27.

a) Would the project create a significant hazard to the public or the environment through the
routine transport, use, or disposal of hazardous materials?

The proposed project would not include industrial uses or other activities involving the storage,
use, transport, or disposal of large amounts of hazardous materials during operation. Land uses
accommodated by the project are limited to residential and commercial/mixed uses, which
generally involve only small quantities of hazardous materials.

During operation, limited amounts of hazardous materials may be used for cleaning and
maintenance, such as paints, household cleaners, fertilizers, and pesticides. The handling,
storage, transport, and disposal of these materials would be regulated under existing federal
and state laws. Compliance with these regulations and the implementation of emergency
response procedures would ensure that all hazardous materials associated with future
development are handled appropriately, minimizing the potential for public or environmental
harm.

Finding
Compliance with regulations governing the storage and handling of hazardous materials would

ensure that hazards associated with the accidental release of hazardous materials during
project operation would be less than significant.

b) Would the project create a significant hazard to the public or the environment through
reasonably foreseeable upset and accident conditions involving the release of hazardous
materials into the environment?

The project is limited to residential and commercial/mixed uses that involve only small
guantities of hazardous materials for cleaning, maintenance, landscaping, and pest control (e.g.,
paints, household cleaners, fertilizers, and pesticides). The handling, storage, and disposal of
these materials would be governed by existing federal and state regulations. The Orange County
Health Care Agency requires preparation of a Hazardous Materials Business Plan and emergency
response procedures to ensure rapid mitigation of accidental releases.
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Finding
Compliance with regulations governing the storage and handling of hazardous materials would

ensure that operation of the proposed project does not result in conditions that would release
of hazardous materials into the environment. Impacts would be less than significant.

c) Would the project emit hazardous emissions or handle hazardous or acutely hazardous
materials, substance, or waste within one-quarter mile of an existing or proposed school?

There are no existing or proposed schools within a quarter-mile of the project site. The nearest
school, Estancia High School, is 0.57 mile southwest of the project site. Any hazardous materials
present on-site would be managed and remediated within confined areas by trained
professionals in accordance with applicable regulations, minimizing the potential for exposure.
Operation of the project would not involve the use, storage, or release of hazardous materials in
guantities that could affect nearby schools.

Finding

Operation of the project would not involve the use, storage, or release of hazardous materials in
guantities that could affect nearby schools, therefore, impacts would be less than significant.

d) Would the project be located on a site that is included on a list of hazardous materials
compiled pursuant to Government Code Section 65962.5 and, as a result, would create a
significant hazard to the public or the environment?

The Phase | and Phase Il Environmental Site Assessments (ESAs) for the project site identified
the presence of current or former hazardous materials, including historic underground storage
tanks (USTs) and areas with potential contamination. These conditions indicate that hazardous
materials are or were present on the property and may require proper management during
development. However, a review of hazardous materials sites databases confirm that the
project site is not included on the Cortese List or any other hazardous materials site list
compiled pursuant to Government Code Section 65962.5.

Finding

The project site is not listed pursuant to Government Code Section 65962.5. As such, the project
would not create a hazard to the public or the environment as a result of being on a listed
hazardous materials site, even though hazardous materials are present and addressed under

other impact topics. Therefore, the impact related specifically to Government Code
Section 65962.5 would be less than significant.

e) For a project within an airport land use plan or, where such a plan has not been adopted,
within two miles of a public airport or public use airport, would the project result in a
safety hazard or excessive noise for people residing or working in the project area?
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The nearest public airport to the project site is the John Wayne Aiport, located approximately
three miles northeast of the project site. The project site is not located within an airport land
use plan area, is not located within the Airport Safety Zone, and is not within two miles of a
public or public use airport.

Finding
The proposed project is not within the Airport Safety Zone or noise contours of any airport.

Therefore, the proposed project would not result in an airport-related land use conflict, and no
impact would occur.

f) Would the project impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan?

Roadway and project site access designs under the proposed project would be subject to the
City’s development review and permitting process, including review by the Costa Mesa Public
Works Department and the Costa Mesa Fire Department. This review process ensures that
roadway and access improvements are adequate to support emergency response and
evacuation consistent with the City’s adopted emergency response framework. All roadway and
site access designs would be prepared in accordance with the City’s adopted design standards
and the California Fire Code requirements related to emergency vehicle access, roadway widths,
and fire apparatus access. Compliance with the City’s design standards and California Fire Code
requirements would ensure the operation of the proposed project would not interfere with
emergency response or evacuation procedures.

Finding
Operation of the proposed project would not impair implementation of an adopted emergency

response or emergency evacuation plan, and operational impacts related to emergency
response and evacuation would be less than significant.

g) Would the project expose people or structures, either directly or indirectly, to a significant
risk of loss, injury, or death involving wildland fires?

According to the California Department of Forestry and Fire Protection (CAL FIRE) and Costa
Mesa’s adopted Fire Hazard Severity Zone mapping, the project site is not in a High or Very High
Fire Hazard Severity Zone. Nonetheless, the proposed project would be required to comply with
applicable State, regional, and local regulations including the California Fire Code, California
Building Code, and the Costa Mesa Safety Element, which have requirements for new
development to minimize fire risk to people, property, and the environment.
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Finding
The proposed project’s location outside a designated High or Very High Fire Hazard Severity
Zone and State, and local requirements for fire-safe design and construction, the proposed

project would not substantially increase wildfire-related hazards. Therefore, this impact would
be less than significant.

HYDROLOGY AND WATER QUALITY

For full impact analysis, see Draft EIR Section 3.9, Hydrology and Water Quality, starting on page
3.9-19.

a) Would the project violate any water quality standards or waste discharge requirements or
otherwise substantially degrade surface or groundwater quality?

Construction activities within the project site could potentially result in soil erosion and
temporary adverse impacts to surface water quality from construction materials and wastes.
Implementation of State and local regulations would effectively mitigate stormwater runoff
impacts from the proposed land use changes that take place during construction. Standard
erosion control practices are implemented for all construction in the City. Additionally,
construction sites over one acre would be required to prepare and implement a SWPPP in
accordance with the requirements of the Statewide Construction General Permit (Order WQ
2022-0057-DWQ) and are subject to the oversight of the Santa Ana Regional Water Quality
Control Board (RWQCB).

Once the proposed project has been constructed, urban runoff could include a variety of
contaminants, typical of a mixed-use development, that could impact water quality. Runoff from
buildings and parking areas typically contain oils, grease, and fuel; antifreeze; by-products of
combustion (such as lead, cadmium, nickel, and other metals); fertilizers, herbicides, and
pesticides; and other pollutants. The incorporation of site design, Low Impact Development
(LID) features and BMPs as required under the County of Orange MS4 Permit implemented by
the City of Costa Mesa, are designed to protect surface waters and groundwater. The
redevelopment of the existing project site into the proposed higher density residential land uses
would result in improvement to water quality runoff based on the implementation of water
quality BMPs that likely do not exist under current conditions. The project Water Quality
Management Plan would incorporate all the post-construction LID BMPs and is subject to City
review and approval.

Finding

Implementation of these State and local requirements would effectively prohibit projects from
violating any water quality standards or waste discharge requirements resulting from
construction and operational activities. Therefore, this impact is less than significant.
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b) Would the project substantially decrease groundwater supplies or interfere substantially
with groundwater recharge such that the project may impede sustainable groundwater
management of the basin?

The project site is in the Mesa Water District water service area. Mesa Water’s water supply is
obtained entirely from local groundwater from the OC Basin. Mesa Water’s groundwater supply
is obtained entirely from the OC Basin through seven clear wells with the ability to pump from
the principal aquifer system and two amber-tinted-water wells that pump from the deep aquifer
system. The combined pumping capacity of all groundwater wells is 37,420 acre-feet per year
(AFY). The proposed project’s Water Supply Assessment (WSA) determined that the proposed
project would result in an average daily water demand of 862 AFY (see Appendix G.1 of the
Draft EIR for more details). The WSA determined that either with or without the proposed
project, Mesa Water District’s projected water demand does not expect to have a water supply
shortage during normal water years, single dry year, or multiple dry years over the next 20
years. Therefore, proposed project water demands would not be expected to substantially
deplete groundwater supplies. Furthermore, the project site is not on an active recharge site
and therefore would not substantially interfere with groundwater recharge.

Finding

Construction and operation of the proposed project would not substantially decrease
groundwater supplies or interfere substantially with groundwater recharge such that the project
may impede sustainable groundwater management of the basin. Therefore, impacts on
groundwater supply and recharge would be less than significant.

c) Would the project substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or river or through the addition
of impervious surfaces, in a manner that would:

i) Result in a substantial erosion or siltation on- or off-site?

ii) Substantially increase the rate or amount of surface runoff in a manner which would
result in flooding on- or off-site?

iii) Create or contribute runoff water that would exceed the capacity of existing or
planned stormwater drainage systems or provide substantial additional sources of
polluted runoff?

iv) Impede or redirect flood flows?

Erosion or Siltation On- or Off-Site

The project site is in an urbanized and built-out portion of the City where soils have already
been disturbed by existing development. No streams or rivers traverse or are in the vicinity of
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the project site, which is already developed and largely flat. Soils could experience erosion
during construction of future redevelopment allowed under the proposed project. However, as
mentioned above, a SWPPP specifying BMPs for minimizing pollution of stormwater with soil
and sediment during development would be prepared and implemented. In addition, Section 8-
32(a)(1), Control of Urban Runoff, of the Costa Mesa Municipal Code mandates that all new
development in the City adhere to the Drainage Area Management Plan, which encompasses
the Development Project Guidance and other regulations.

Flooding On- or Off-Site

According to FEMA’s Flood Insurance Rate Map, the entire project site is in Zone X, outside the
100-year and 500-year floodplains, and flood insurance is not required. Although the project
site is not subject to flooding from FEMA-designated floodways, localized ponding may occur
during large rain events due to on-site low areas and the limited capacity of existing off-site
drainage facilities. However, development of the proposed project would include construction
of a new on-site stormwater drainage system designed to accommodate project-related runoff
and convey flows to the existing off-site storm drain system. Under the proposed conditions, the
existing drainage patterns would be maintained, and runoff would be directed to a newly
designed storm drain system at the northwest corner of the site. To address off-site drainage
capacity concerns, the City is requiring measures to improve the condition of the 36-inch storm
drain west of the site, including a detailed hydrology and hydraulics study to be reviewed by the
City.

Stormwater Drainage Systems or Polluted Runoff

Under the existing conditions, the project site is fully developed with established drainage
patterns, stable surface and soil conditions, and an on-site storm drain system. Under the
proposed conditions, drainage patterns would largely be maintained and would direct flows via
a newly designed storm drain system to the northwest corner of the project site as occurs under
existing conditions. The proposed storm drain system would connect to an existing 36-inch
storm drain that would deliver flows under the golf course and to the Orange County Flood
Control District (OCFCD) flood control concrete channel before discharging into the Santa Ana
River. The proposed project would match the existing 25-year peak flow rate through on-site
detention and increase flow erosion on or off-site. The City shall verify the condition of the 36-
inch storm drain, including hydraulic capacity, structural integrity, modified alignment, and
replacement of the corrugated metal pipe with reinforced concrete pipe.

Impede or Redirect Flood Flows

Implementation of the proposed project would not alter the course of any stream or river or
introduce structures within a floodway that could impede or redirect flood flows. The proposed
project would include construction of a new on-site storm drain system to convey stormwater
runoff to the existing off-site storm drain system. The proposed drainage improvements would
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be designed to maintain existing drainage patterns and manage runoff flows consistent with
existing conditions. Because the project site is not in a flood hazard area and the proposed
drainage system would be designed to safely convey stormwater runoff without obstructing
regional drainage infrastructure, the proposed project would not impede or redirect flood flows.

Finding

With implementation of the proposed on-site and off-site drainage improvements, the project
would not substantially alter the existing drainage pattern of the site or area in a way that result
in substantial erosion, result in flooding on- or off-site creates or exacerbate flooding conditions
on- or off-site, create or contribute runoff water that would exceed the capacity of existing or
planned stormwater drainage systems or provide substantial additional sources of polluted
runoff, or impede or redirect flood flows. This impact would be less than significant.

d) In flood hazard, tsunami, or seiche zones, would the project risk release of pollutants due
to project inundation?

The project site is not in a dam inundation zone and therefore would not be subject to flooding
from seismically induced dam failure. Additionally, the project site is not in a 100-year or 500-
year flood zone or nearby to any inland water bodies pose a seiche hazard, and the closest
water body, the Santa Ana River, is approximately one that mile west of the project site. The
project site is also not at risk from tsunamis because it is three miles inland from the ocean and
outside mapped flood hazard areas.

Finding
The project site is not subject to flooding hazards associated with flood zones, dam failure,
seiches, or tsunamis. Impacts are less than significant.

e) Would the project conflict with or obstruct implementation of a water quality control plan
or sustainable groundwater management plan?

The proposed project would comply with the State CGP, including preparation and
implementation of a SWPPP, and would adhere to applicable provisions of the City’s Municipal
Code. These requirements would ensure that construction-related activities do not adversely
affect surface water or groundwater quality. During project operation, implementation of LID
and BMPs in the project WQMP would reduce pollutants in stormwater runoff and promote
infiltration, consistent with regulatory requirements. As a result, the project would not obstruct
or conflict with the implementation of the Basin Plan.

Finding

The proposed project would comply with applicable regulatory requirements and would not
interfere with ongoing groundwater management or water quality protection programs and
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would therefore not conflict with or obstruct implementation of a water quality control plan or
sustainable groundwater management plan. Therefore, impacts would be less than significant.

LAND USE AND PLANNING

For full impact analysis, see Draft EIR Section 3.10, Land Use and Planning, starting on page
3.10-8.

a) Would the project physically divide an established community?

The project site encompasses the vacant FDC, a portion of the County Club, and the right-of-way
on Fair Drive. There is no established community within the project site, the FDC residential
uses are vacant. The proposed project would occur within the project site boundaries. The
proposed project would construct a new roadway, bike paths, and trails to enhance pedestrian
and vehicle connectivity within the project site and with the surrounding area. Implementation
of the proposed project would not obstruct access to any existing areas or buildings

surrounding the project site.

Finding

The proposed project would not physically divide an established community, and no impact
would occur.

b) Would the project cause a significant environmental impact due to a conflict with any land
use plan, policy, or regulation adopted for the purpose of avoiding or mitigating an
environmental effect?

General Plan and Zoning

In 2022, the site was identified as a housing opportunity site under the 2021-2029 Housing
Element, which allows up to 2,300 residential units. As a part of the proposed project, the
existing zoning of the site will be amended to reflect the FDCSP. The City’s Zoning Code and
Zoning map will designate the project site as the “Fairview Developmental Center Specific Plan”
and the General Plan land use designation will be updated to refer to the Specific Plan as well.
Development under the proposed project would be subject to the development standards,
permitted uses, and administrative processes designated in the FDCSP. Table 3.10-1, Consistency
with General Plan Goals and Policies, in the Draft EIR evaluates the proposed project’s
consistency with the City’s General Plan. The analysis in this table substantiates that the
proposed project would be consistent with the applicable goals and policies of the Costa Mesa
General Plan.
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Connect SoCal 2024

Connect SoCal 2024 (SCAG’s RTP/SCS) is the primary plan that guides transportation and land
use decisions on a regional level. While the Connect SoCal 2024 goals are intended to direct
decisions made by SCAG, local land use plans and projects are encouraged to analyze
consistency with Connect SoCal 2024 to ensure that local and regional land use decisions are
aligned. An analysis of the proposed project’s consistency to the goals of the Connect SoCal
2024 is provided in Table 3.10-2, Proposed Project Consistency Analysis with Connect SoCal 2024
Goals, of the Draft EIR.

Finding
As provided in Tables 3.10-1 and 3.10-2 of the Draft EIR, the proposed project would be

consistent with goals and policies of the City’s General Plan and SCAG’s RTP/SCS. Therefore, this
impact is less than significant.

NOISE

For full impact analysis, see Draft EIR Section 3.11, Noise, starting on page 3.11-22.

a) Would the project generate a substantial temporary or permanent increase in ambient
noise levels in the vicinity of the project in excess of standards established in the local
general plan or noise ordinance, or applicable standards of other agencies?

Traffic Noise

Future traffic noise levels throughout the project vicinity (i.e., vicinity roadway segments that
traverse noise sensitive land uses) were modeled based on traffic volumes provided by Fehr and
Peers (see Appendix J.2 of the Draft EIR!) to determine the noise levels along project vicinity
roadways. Table 3.11-5, Project Traffic Noise Impacts, of the Draft EIR shows the calculated off-
site roadway noise levels under the Cumulative Year (2045) With Project scenario compared to
both Existing Year (2025) Without Project noise levels and Cumulative Year (2045) Without
Project noise levels. The results in Table 3.11-5 show that traffic noise levels at one roadway
segment, Fair Drive between Fordham Drive and Loyola Road, would increase by over 3 dBA
CNEL between existing conditions and future buildout conditions with the proposed project.
However, the proposed project’s contribution to noise levels at this segment would not exceed
3dBA CNEL but only contribute a 1 dBA CNEL increase; the remaining increase can be attributed
to growth in traffic from other future projects. Table 3.11-5 of the Draft EIR also shows that the

1 Minor revisions made to average daily traffic volumes in Appendix J.2 of the Draft EIR (see Section A,
Environmental Review Process, above) would not result in increases to the incremental increase in traffic noise
levels modeled in Table 3.11-5.
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project’s contribution to traffic noise levels would be up to 2 dBA CNEL and would not exceed
applicable thresholds for all roadway segments studied.

Operational Stationary Noise

Implementation of the proposed project would result in a predominantly residential
development, with neighborhood-serving commercial uses incorporated to support the
community. Potential stationary noise sources associated with commercial uses include heating,
ventilation, and air conditioning (HVAC) equipment, refrigeration and mechanical equipment,
parking lot activity, loading and service operations, and, where applicable, emergency backup
generators. Accordingly, the analysis of on-site stationary noise sources focuses on
representative noise sources associated with the proposed commercial uses. The City of Costa
Mesa General Plan Noise Element contains policy provisions that protect against substantial
exposure to non-transportation noise and require the integration of noise considerations into
land use planning decisions to minimize noise impacts associated with new development,
including stationary noise sources. General Plan Policy N-2.2 requires that, as part of the
environmental review process, full consideration be given to the existing and projected noise
environment. In addition, Policy N-2.5 requires enforcement of applicable interior and exterior
noise standards. Noise generated by new or modified non-transportation noise sources would
be required to be controlled so as not to exceed applicable noise standards at nearby residential
and other noise-sensitive land uses.

Land Use Compatibility

Noise levels on the project site fall within the City’s normally acceptable range for residential
land uses, and adherence to the City of Costa Mesa General Plan Noise Element policies would
ensure that future development under the Specific Plan would be compatible with the existing
and projected noise environment.

Finding

Noise levels associated with operational noise sources of noise would not exceed applicable
noise level thresholds. Operational noise sources would also be required to comply with policies
in the City of Costa Mesa General Plan Noise Element that require noise sources to be
controlled through appropriate site design and mitigation measures so as not to exceed
applicable in exterior and exterior noise standards at residential and other noise-sensitive land
uses. Future development and activities under the proposed project would result in less than
significant operational noise impacts.

b) Would the project generate excessive groundborne vibration or groundborne noise levels?

Under the proposed project, the primary source of groundborne vibration would result from
construction activities associated with development projects and activities pursuant to the
FDCSP. Future construction activities under the proposed project would occur within the project
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site and will most likely require the use of off-road equipment which would generate small
levels of vibration. Table 3.11-7, Representative Vibration Levels for Construction Equipment, of
the Draft EIR shows the typical vibration levels produced by construction equipment at 50 feet
and demonstrates that the vibration associated with the proposed project would not result in
excessive vibration levels at receptor locations. Adherence to the measures in the Costa Mesa
Municipal Code would also ensure that vibration exposure is being reduced to minimize
temporary construction-related vibration impacts.

The primary potential source of operational groundborne vibration associated with buildout of
the proposed project would be vehicular traffic, including occasional heavy-duty truck travel
associated with the proposed neighborhood serving commercial uses. Assuming average heavy-
duty truck speeds of 55 miles per hour along, project heavy-duty trucks would generate
vibration levels of approximately 0.01 inches per second PPV at 50 feet which would not surpass
would not surpass the threshold for vibration annoyance of 0.3 inch per second.

Finding

Vibration associated with construction and operational activities under the proposed project
would not exceed levels of 0.3 inch per second at receptor locations, thereby resulting in
excessive levels of vibration. Therefore, impacts would be less than significant.

c) For a project within the vicinity of a private airstrip or an airport land use plan or, where
such a plan has not been adopted, within two miles of a public airport or public use
airport, would the project expose people residing or working in the project area to
excessive noise levels?

The project site is approximately 2.5 miles southwest of John Wayne Airport. Figure N-3 of the
City of Costa Mesa General Plan Noise Element depicts the adopted John Wayne Airport noise
contours based on the most recent Airport Land Use Compatibility planning data. As shown in
Figure N-3, the project site is outside of all airport noise contours for John Wayne Airport.
Therefore, the proposed project would not expose people working or residing on the project
site to excess airport noise levels.

Finding

The proposed project is outside of the noise contours of any airport and therefore would not
result in exposure of people at the project site to excessive noise levels associated with airports.
Impacts would be less than significant.

POPULATION AND HOUSING

For full impact analysis, see Draft EIR Section 3.12, Population and Housing, starting on page
3.12-11.
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a) Would the project induce substantial unplanned population growth in an area, either
directly (for example, by proposing new homes and businesses) or indirectly (for example,
through extension of roads or other infrastructure)?

The proposed project’s projected population growth is within the projected growth for the City
and County, as shown in Table 3.12-8, Proposed Project’s Population and Housing Contribution,
of the Draft EIR. In addition, the proposed project is identified in the City’s 2021-2029 Housing
Element as a candidate housing site to meet the City’s RHNA allocation. An increase of 4,000
units from the existing housing units would also be within the City’s planned growth. The
proposed project’s dwelling unit contribution is within the projected growth for Orange County
(see Table 3.12-8 of the Draft EIR) and City, as well as the City’s RHNA allocation as identified in
the 2021-2029 Housing Element. The housing units provided by the proposed project also
address and comply with several State laws associated with development of the project site in
addition to laws that direct the State to provide increased affordable housing. The projected job
growth contributed by the proposed project would account for less than one percent of the
future projected jobs in the City.

Finding

The proposed project would account for a small percentage of planned population, housing,
and employment growth within the City; and therefore, the proposed project would not result
in unplanned growth. Further, the proposed project would accommodate very low- and low-

income housing needs within the City. Overall, long-term impacts associated with population,
housing, and employment growth are less than significant.

b) Would the project displace substantial numbers of existing people or housing,
necessitating the construction of replacement housing elsewhere?

The project site is approximately 95 acres within the former FDC facility and is currently
developed with buildings, paved areas, natural grass areas, trees, and ornamental landscaping.
The portion surrounding Fair Drive consists of the 3-lane alignment of Fair Drive between its
intersection with N Shelley Circle and Harbor Boulevard. No dwelling units or residential uses
currently occupy the project site.

Finding

The proposed project would not displace housing or people. Therefore, no impact would occur.

PUBLIC SERVICES

For full impact analysis, see Draft EIR Section 3.13, Public Services, starting on page 3.13-14.
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a) Would the project result in substantial adverse physical impacts associated with the
provision of new or physically altered governmental facilities, need for new or physically
altered governmental facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable service ratios, response times, or
other performance objectives?

Fire Protection and Emergency Services

Fire Station 4 (2300 Placentia Avenue) would provide the initial response to the project site, and
Fire Station 1 (1570 Adams Avenue) would provide support if needed. Costa Mesa Fire and
Rescue (CMFR) identified that the increase in development, employment, visitors, and residents
on the project site would result in an increase in emergency medical services demand, total
incident volume, and call volume with buildout of the proposed project.

As discussed in Chapter 7, Infrastructure & Public Servies, of the FDCSP, the project phasing shall
incorporate any identified fire protection improvements, including a fire station if needed. Up to
two acres would be dedicated to the development of a fire station as a permitted land use
under the FDCSP. However, the final design and location will be determined based on City
needs/demand for fire services and future site plans. Although the proposed project would
increase demand for fire protection and emergency medical services, payment of
developmental impact fees, site plan and circulation review by the Fire Department, and
compliance with local and state policies would ensure less than significant impacts.

Police Protection and Services

The Costa Mesa Police Department (CMPD) identified that the proposed project would require
12 additional officers and 7 additional professional staff to meet CMPD’s standards and is not
anticipated to require new or expanded police facilities. Nonetheless, as Chapter 7,
Infrastructure & Public Servies, of the FDCSP, a police sub-station would be permitted at the
project site. If a police sub-station is determined necessary within the project site, the
substation would be housed within the 2-acre fire department station. Although the proposed
project would increase demand for police services, the project’s contribution of taxes to the
City’s General Fund, site design, and compliance with other local and state policies would
ensure this impact is less than significant.

Schools

As shown in the calculations of Table 3.13-1, Projected Capacity at NMUSD With the Proposed
Project, in the Draft EIR, the project is estimated to generate 378 elementary school students
and 384 middle and high school students. The number of students generated is well within The
Newport Mesa Unified School District’s (NMUSD) available capacity. Thus, no new educational
facilities would be needed to accommodate the number of students generated by the proposed
project. Additionally, the District has noted that early coordination regarding buildout, phasing,
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and anticipated student generation rates of development projects can assist in planning and
managing school service demand. The proposed project would be subject to NMUSD’s
Developer Fees, levied under SB 50, which are used to offset development impacts on existing
NMUSD facilities and resources.

Parks

The proposed project requires construction of a secondary access road through the Costa Mesa
Country Club’s 18-hole Mesa Linda golf course which is anticipated to result in a slight decrease
in the amount of playable golf course area; however, the total number of holes are anticipated
to remain unchanged, with a goal to maintain par and yardage to the greatest extent feasible.
Additionally, while the proposed project includes a minimum of 14 acres of public open spaces
and private and common open space on the project site would assist in offsetting the need for
public open space, the increase in residents under the proposed project would require the
addition of 42.28 acres of parkland. FDCSP Chapter 6, Open Space, Landscaping & Public Art,
allows the City’s park space standard to be met by land dedications, park improvements, and
payment of in-lieu fees. Therefore, the proposed project would not result in impacts with
respect to parks services.

Libraries

The Orange County Public Library System has identified that the proposed project would result
in an increased demand for library services, including the need for additional library collections
and personnel. Library facilities and services are funded through the City General Fund (i.e.,
property tax revenue), payment of development impact fees, and federal E-rate funding for
technology upgrades. Therefore, library service impacts of the proposed project would largely
be offset by funding generated by tax revenue. In addition, future projects within the project
site would also be reviewed by the City of Costa Mesa on an individual basis and would be
required to comply with requirements in effect at the time building permits are issued.

Finding

As noted above, increased demand for public services under the proposed project would not
result in substantial adverse physical impacts associated with the provision of new or physically
altered governmental facilities. Impacts to public services would be less than significant.

RECREATION

For full impact analysis, see Draft EIR Section 3.14, Recreation, starting on page 3.14-8.

a) Would the project increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facility would
occur or be accelerated?
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The City’s parkland standard is 4.26 acres per 1,000 residents for new development and the
increase in residents under the proposed project would require the addition of 42.28 acres of
parkland in the City to meet this demand. The City allows this standard to be met by land
dedication, park improvements, and payment of in-lieu fees. The proposed project includes a
minimum of 14-acres of public open spaces to be provided onsite with additional requirements
for private and common open space under individual developments within the Specific Plan.
The combination of on-site public open space, private and common open space (amenities) and
the payment of the Park and Recreation Impact Fees —as well as property and sales tax
revenue—would also contribute to improvements and maintenance of existing recreation
facilities, which would ensure that the proposed project would not cause or accelerate
substantial deterioration of existing neighborhood or regional recreational facilities.

Finding

The provision of on-site public open space, private and common open space (amenities) and the
payment of the Park and Recreation Impact Fees and other fees that fund the maintained and
provision of the parks and recreation facilities would ensure that the proposed project would

not cause or accelerate substantial deterioration of existing neighborhood or regional
recreational facilities. Therefore, this impact is less than significant.

b) Would the project include recreational facilities or require the construction or expansion
of recreational facilities which might have an adverse physical effect on the environment?

The proposed project would involve the construction of a minimum of 14 acres of public open
space, as well as the construction of the Shelley Circle Trail, and a secondary access road on
Mesa Linda Golf Course. Construction of the secondary access road would require
reconfiguration of the golf course and it is anticipated that a slight decrease in the amount of
playable golf course area may occur; however, the golf course would be reconfigured to
maintain the existing number of golf course holes with a goal to maintain par and yardage to
the greatest extent feasible. The final reduction in playable surface area is unknown since the
final location and configuration of the secondary access road is conceptual. Additionally, while
the design of the golf course reconfiguration is not a part of the proposed project, the selected
Master Developer of the proposed project would be required to pay for and construct these
improvements.

Impacts associated with constructing potential neighborhood parks and plazas, trails for walking
and biking, recreation centers, cultural amenities, pocket parks, informal gathering areas, and
reconfiguration of the municipal golf course at the project site are addressed throughout the
Draft EIR as part of the scope of the proposed project. No additional adverse physical impacts
on the environment would occur.
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Finding
The project would not require new and/or expanded facilities other than those already included
as part of the proposed project. In addition, the proposed project would be required to pay in-

lieu fees to the City to provide improvements and maintenance of existing recreation facilities.
Therefore, a less than significant impact would occur.

TRANSPORTATION

For full impact analysis, see Draft EIR Section 3.15, Transportation, starting on page 3.15-19.

a) Would the project conflict with a program, plan, ordinance, or policy addressing the
circulation system, including transit, roadway, and pedestrian facilities?

As substantiated in Section 3.15 of the Draft EIR, the proposed project would not conflict
relevant transportation plans, policies, programs, or ordinances including Connect SoCal 2024;
OCTA’s Long Range Transportation Plan or Transit Master Plan; the City of Costa Mesa’s Active
Transportation Plan, Local Roadway Safety Plan, Pedestrian Master Plan, or Circulation Element
goals and polices. The proposed project supports multimodal mobility, enhances pedestrian and
bicycle connectivity, provides a secondary access point to improve safety and circulation, and
incorporates complete streets and traffic calming features.

Finding

The proposed project would not conflict with a program, plan, or ordinance, or policy
addressing the circulation system. Therefore, this impact is less than significant.

b) Would the project conflict or be inconsistent with CEQA Guidelines Section 15064.3,
subdivision (b)?

VMT under the proposed project was assessed using the Origin-Destination (O-D) method and
Boundary method. Under the O-D method, if the baseline or cumulative project-generated VMT
per service population exceeds 85 percent of the City of Costa Mesa’s baseline VMT per service
population, the project would result in significant impacts. Under the boundary method, the
project’s impacts would be significant if the baseline or cumulative link-level Citywide VMT per
service population increases under the plus project condition compared to the no project
condition. As shown in Table 3.15-4, O-D Method VMT Forecasts and Impact Assessment, of the
Draft EIR, neither the proposed project’s baseline nor cumulative VMT per service population
would exceed 85 percent of the City of Costa Mesa’s baseline or cumulative VMT per service
population. Similarly, as shown in Table 3.15-5, Net Effect on VMT Forecasts and Impact
Assessment, of the Draft EIR, VMT per service population within the City of Cost Mesa with
addition of the proposed project would not exceed the VMT per service population without
project under baseline or cumulative conditions.
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Finding
VMT per service population under the proposed project would not exceed the City’s VMT

thresholds for under existing or cumulative conditions. Therefore, impacts would be less than
significant.

c) Would the project substantially increase hazards due to a geometric design feature (e.g.,
sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)?

The proposed project’s new secondary roadway extension, intersection improvements at
Fairview Drive on the northeast portion of the project site, improvements at the Harbor
Boulevard/Fair Drive intersection, and improvements at the Harbor Boulevard/Harbor Center
intersection are designed to meet the City’s design standards and are being developed in
coordination with the Public Works Department. Implementation of the proposed project would
not result in hazardous conditions, and no geometric deficiencies attributable to the project
have been identified. Additionally, the proposed project would be designed with adequate
roadway widths, intersection controls, and site access points designed to accommodate
anticipated traffic volumes. Therefore, vehicles would be able to queue within the project site
without spilling back onto adjacent roadways.

Finding

The proposed project does not propose geometric design features (e.g., sharp curves, unusual
lane configurations) or land uses incompatible with surrounding development. Access would be
provided via existing roadway connections that meet design standards. Intersections within the
project site are expected to continue operating safely, and no geometric deficiencies
attributable to the proposed project have been identified. Therefore, this impact is less than
significant.

d) Would the project result in inadequate emergency access?

The City has reviewed and approved emergency access with representatives from Costa Mesa
Fire & Rescue Department (CMFR). The proposed project would construct a secondary access
road at an existing intersection located at Harbor Boulevard and Harbor Center, providing a
dedicated emergency access route and would therefore provide adequate emergency access for
residents during operation of the proposed project.

Finding

The proposed project would not result in inadequate emergency access during operation.
Impacts would be less than significant.
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TRIBAL CULTURAL RESOURCES

For full impact analysis, see Draft EIR Section 3.16, Tribal Cultural Resources, starting on page
3.16-17.

a) Would the project cause a substantial adverse change in the significance of a tribal
cultural resource, defined in Public Resources Code Section 21074 as either a site, feature,
place, cultural landscape that is geographically defined in terms of the size and scope of
the landscape, sacred place, or object with cultural value to a California Native American
tribe, and that is:

i) Listed or eligible for listing in the California Register of Historical
Resources, or in a local register of historical resources as defined in Public
Resources Code Section 5020.1(k)?

The FDC Historic District is not considered a tribal cultural resource (TCR) as defined in Public
Resources Code Section 21074. The FDC’s historical significance eligibility revolves around its
role in the evolution of public institutional mental health care, and as a post—World War |l state
hospital campus, and does not have tribal cultural and/or spiritual significance to California
Native American tribes based on the consultation process.

The Costa Mesa County Club Golf Course was evaluated as a historic landscape with buildings
and landscape features for the National Register of Historic Places (NRHP), California Register of
Historic Resources (CRHR), and the City of Costa Mesa Local Register Designation Criteria. The
course was deemed ineligible for listing under the eligibility criteria of the NRHP and CRHR.
Additionally, the Costa Mesa County Club Golf Course has been determined not to qualify as a
historical resource under applicable local criteria.

Finding
The proposed project would have no impacts to tribal cultural resources that are listed or

eligible for listing under the CRHR.

UTILITIES AND SERVICE SYSTEMS

For full impact analysis, see Draft EIR Section 3.17, Utilities and Service Systems, starting on
page 3.17-31.

a) Would the project require or result in the relocation or construction of new or expanded
water, wastewater treatment or storm water drainage, electric power, natural gas, or
telecommunications facilities, the construction or relocation of which could cause
significant environmental effects?
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Water

Although the proposed project includes existing water lines from the FDC, the proposed project
would require new on-site utility infrastructure to service the proposed project’s new land uses.
The proposed project would require installation of appropriately sized water pipelines to serve
the proposed development. Prior to ground disturbance, project contractors would coordinate
with Mesa Water to identify the locations and depth of all lines. The project contractor would
notify Mesa Water in advance of proposed ground disturbance activities to avoid water lines
and disruption of water service. Additionally, water needed for construction activities would
occur intermittently throughout the construction period, would be temporary in nature, and
water required for construction is generally trucked in.

Additionally, prior to issuance of building permits, the final building design, including fire
prevention and suppression systems, would be subject to review and approval by CMFR to
ensure compliance with applicable Fire Code requirements. During the engineering design and
plan check process, the City and the water service provider would review the proposed
infrastructure improvements to ensure adequate water service and fire flow are available to
serve the proposed project. In addition, as mentioned in the WSA, Mesa Water would prepare a
will-serve letter confirming its ability to provide water service to the proposed project, which
would be issued upon payment of applicable fees by the project applicant.

Wastewater

Development of proposed land uses within the FDCSP would require removal of the existing
sewer system on-site and the construction of a new sewer system on-site to support the
proposed land uses. In addition, upgrades would also be required to existing sewer
infrastructure in the public right-of-way to accommodate the increased wastewater flows. As
noted, approximately 6,100 linear feet (LF) of new or parallel sewer lines within Harbor
Boulevard from Fair Drive to Baker Street are required to accommodate the full buildout of the
proposed land use. This includes approximately 1,860 LF of 18-inch or greater in Harbor
Boulevard for the 15-inch line between Fair Drive and Merrimac Way and approximately 4,240
LF of 21 inches or greater for the 18-inch line in Harbor Boulevard between Merrimac Way and
Baker Street. The final size, timing, and alignment of the proposed sewer line improvements
would be based on the approved site plan, phasing, and coordination with Costa Mesa Sanitary
District (CMSD). All project applicants are required to submit detailed information to CMSD
regarding product type, size, number of units or square feet, projected demands (indoor and
outdoor), and other project details so impacts on the existing sewer system can be managed
properly. In those conditions, where hydraulic or capacity impacts affect other service areas or
users within CMSD service area, the developer is responsible for paying for the impacts through
their connection fees.

The construction of the on-site and off-site sewer lines and associated improvements would
primarily include trenching for the pipelines. All construction would be performed in
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accordance with the Construction General Permit and all associated requirements. Any work
that may affect services to the existing sewer lines would be coordinated with the City and
CMSD. Moreover, when considering impacts resulting from the installation of any required
wastewater infrastructure, all impacts are of a relatively short duration and would cease once
the installation is complete.

Stormwater Infrastructure

The proposed project would replace the existing on-site drainage system with a new storm drain
system designed to maintain existing 25-year peak flow conditions through hydrologic and
hydraulic analyses, potential on-site detention, and improvements to the existing 36-inch storm
drain. These measures would ensure that runoff from the project site does not increase peak
flows to downstream facilities and that the system complies with City drainage standards.

Dry Utilities

Southern California Edison (SCE) would install typical facilities as needed around the property
(e.g., outdoor switches, transformers, and services) to serve the electricity demand of the
proposed project. SCE previously confirmed that they have capacity in the local area for some
redevelopment, but off-site infrastructure would likely be required to support the full buildout.
Points of connection from SCE and the need for a looping system and/or multiple circuits were
identified in the Engineering Analysis Report (EAR) for the proposed project, which noted that
improvements to expand capacity of the existing Costa Mesa Bayside Substation to meet the
electricity demand of the project. These improvements would not result in environmental
impacts beyond those identified in the EIR, as all improvements would occur within the
footprint of the existing developed substation facility. Specific design parameters for these
improvements would be determined as the phased construction for the proposed project is
commenced.

Additionally, the Southern California Gas Company (SoCalGas) would remove the existing
natural gas facilities at the project site and provide a typical system with mains in the streets
and each building with an individual service if needed. The new gas system would connect to
the existing high-pressure distribution system beneath Harbor Boulevard adjacent to the project
site. Furthermore, the proposed project would be served by extending existing lines or installing
new telecommunications facilities as needed to connect to provider networks. Installation and
operation of telecommunications infrastructure would be in accordance with applicable local
regulations and service provider requirements.

Although the proposed project would necessitate the construction of new on-site and
potentially off-site electric and natural gas facilities, these facilities are typical urban utility
improvements (transformers, distribution lines, street mains, service connections) that are
routinely installed in residential and commercial developments. The installation and routing of
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these systems is standard practice, and construction would occur within existing streets and
utility easements.

Finding
The installation and operation of new utility connections in and around the proposed project
would not result in substantial adverse impacts. These utilities would comply with applicable

standards and be designed to meet the demands under the proposed project. Therefore,
impacts would be less than significant.

b) Would the project have sufficient water supplies available to serve the project and
reasonably foreseeable future development during normal, dry, and multiple dry years?

Table 3.17-10, Normal, Single Dry, and Multiple Dry Year Supply and Demand for the Proposed
Project (AFY), of the Draft EIR details the results of Mesa Water’s projected supply and demand
with development of the proposed project. Based on this analysis, Mesa Water can expect to
meet future demands for all climate conditions through 2045, including the proposed project.
Additionally, Mesa Water will prepare a “Will-Serve Letter” upon payment of all development
fees, which will declare that Mesa Water will provide water service connections to the proposed
project.

Finding
The water service provider for the proposed project, Mesa Water, would have available supplies

to meet demand of its existing commitments and the proposed project under normal and
drought conditions. Therefore, impacts would be less than significant.

c) Would the project result in a determination by the wastewater treatment provider that
serves or may serve the project that it has adequate capacity to serve the project’s
projected demand in addition to the provider’s existing commitments?

The proposed project is expected to result in an increase in the peak wastewater flows of
approximately 2.378 mega-gallons per day (MGD) and average flow of 0.951 MGD. Orange
County Sanitation District (OCSD) Plant No. 1, which would serve the proposed project, has a
treatment capacity of 185 MGD and an average daily inflow of 116 MGD. Therefore, the residual
treatment capacity is 69 MGD for OCSD Plant No. 1. Since projected peak wastewater flows
from the project would be less than 4 percent of the residual capacity of Plant No. 1, the
treatment facility remains capable of accommodating the projected increase in sewer flows.
Additionally, OCSD issued a Sewer Capacity Verification letter for the project stating that there is
sufficient treatment capacity in its facilities to accept the estimated wastewater flows generated
by the proposed project.
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Finding
The proposed project’s sewer flows would not exceed the capacity of the wastewater treatment

facilities that would serve the proposed project. Therefore, impacts would be less than
significant.

d) Would the project generate solid waste in excess of state or local standards, or in excess of
the capacity of local infrastructure, or otherwise impair the attainment of solid waste
reduction goals?

As provided in Table 3.17-11, Proposed Project Solid Waste Generation, of the Draft EIR, the
landfills that would serve the proposed project would be able to accommodate the additional
solid waste generation from the proposed project. The proposed project would also be subject
to the regulations that target waste diversion from construction activities (e.g., CALGreen
construction debris salvage and reuse standards) and operational activities (disposal of organic
waste for compost).

Finding
With compliance with the applicable regulations leading to increased recycling and waste

diversion, anticipated rates of solid waste disposal from the proposed project would be less
than significant.

e) Would the project comply with federal, state, and local management and reduction
statutes and regulations related to solid waste?

Project-related construction and operation phases would be implemented in accordance with
all applicable federal, state, and local laws and regulations governing solid waste disposal. For
example, the proposed project would comply with the following federal, state, and local laws
and regulations that govern solid waste disposal:

= The Resource Conservation and Recovery Act of 1976 and the Solid Waste Disposal Act of
1965, which govern solid waste disposal.

= AB 939 (Integrated Solid Waste Management Act of 1989; Public Resources Code 40050 et
sed.), which required diversion of 50 percent of waste from landfills and required each
county to provide landfill capacity for a 15-year period.

= AB 1327 (California Solid Waste Reuse and Recycling Access Act of 1991) requires local
agencies to adopt ordinances mandating the use of recyclable materials in development
projects.

Finding

The proposed project would comply with applicable solid waste regulations. Therefore, this
impact is less than significant.
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SECTIOND

FINDINGS ON IMPACTS MITIGATED TO LESS THAN
SIGNIFICANT

The following summary describes impacts of the proposed project that, without mitigation,
would result in significant adverse impacts. The City Council hereby finds that Mitigation
Measures have been identified in the EIR and these Findings that will avoid or substantially
lessen the following potentially significant environmental impacts to a less than significant level.
Upon implementation of the mitigation measures provided in the EIR, these impacts would be
considered less than significant.

Biological Resources
For full impact analysis, see Draft EIR Section 3.3, Biological Resources, starting on page 3.3-25.

a) Would the project have a substantial 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 or U.S. Fish and Wildlife Service?

WILDLIFE SPECIES PRESENT WITHIN THE PROJECT SITE

= Monarch Butterfly. Two monarch individuals were observed in flight during the biological
reconnaissance survey and suitable roosting habitat was identified for the species within the
project site. The Monarch Butterfly is proposed as Threatened species under the federal
Endangered Species Act (ESA). Therefore, implementation of the proposed project would
have the potential to impact a special status species, the Monarch Butterfly.

WILDLIFE SPECIES WITH A HIGH POTENTIAL TO OCCUR

= Crotch’s Bumble Bee. The project site contains suitable habitat for this species. This species
is a state candidate for listing as Endangered under the California ESA. Therefore,
implementation of the proposed project would have the potential to impact this special
status species.

= Cooper’s Hawk. One Cooper’s hawk individual was observed in the parking lot of the Costa
Mesa Country Club golf course, approximately 0.16 mile from the project site. Several tall
ornamental trees present within the project site provide potential nesting habitat, and the
open landscaped and annual brome grassland habitats provide open space for hunting. The
Cooper’s hawk is a California Department of Fish and Wildlife (CDFW) Watch List species.
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Therefore, implementation of the proposed project would have the potential to impact this
special status species.

= Western Burrowing Owl. Suitable habitat for Western burrowing owl is present within the
project site in the annual brome. This species is a state candidate for listing as Endangered
under the California ESA and is a CDFW Special Species of Concern (SSC). California ground
squirrel colonies provide suitable burrows and adequate forage for the species. Therefore,
implementation of the proposed project would have the potential to impact this special
status species.

WILDLIFE SPECIES WITH A MODERATE POTENTIAL TO OCCUR

= White-Tailed Kite. Suitable nesting habitat for white tailed kite is present in the tall
ornamental trees within the project site. The white-tailed kite is listed by the CDFW as a
Fully Protected species. Therefore, implementation of the proposed project would have the
potential to impact this special status species.

= Western Yellow Bat. Suitable roosting habitat for western yellow bat is present in the palm
trees (with intact skirts) scattered throughout the project site. The western yellow bat is
listed as an SSC by CDFW. Therefore, implementation of the proposed project would have
the potential to impact this special status species.

Construction of the proposed project has the potential to adversely impact suitable habitat for
special status wildlife species. Therefore, this impact is potentially significant without
mitigation.

Impact BIO-1: Construction of the project site may impact suitable habitat for the Crotch’s
bumble bee and the western burrowing owl; suitable nesting habitat for the Cooper’s hawk and
white-tailed kite; and suitable roosting habitat for the western yellow bat and monarch
butterfly.

Mitigation Measures

BlO-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
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BIO-1b:

BIO-1c:

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.

Focused Crotch’s Bumble Bee Surveys. 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.

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.
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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, 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
gualified 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
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BIO-1e:

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 biologists who are experienced in surveying for and identifying western
burrowing owl individuals and their sign. COFW 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.

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

m If 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.

Implementation of Mitigation Measures (MMs) BIO-1a, BIO-1b, BIO-1c, BIO-1d, and BIO-1e
would implement species-specific surveys and prescribe management plans in the event such
species are discovered. Compliance with the CDFW regulations and implementation of MMs
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BIO-1a, BIO-1b, BIO-1c, BIO-1d, and BIO-1e would ensure that impacts associated with
candidate, sensitive, or special status species identified as having a potential to occur on the
project site are less than significant. No significant impacts would occur after the
implementation of mitigation.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measures above. The City of Costa
Mesa hereby finds that implementation of the mitigation measures is feasible, and the
measures are therefore adopted.

d) 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?

Physical impediments and barriers associated with existing development on and in the vicinity
of the project site, including roadways and buildings, allow limited access for wildlife movement
across the project site. The project site is an urbanized area of the City and is not within an
identified regional wildlife movement corridor. Additionally, the fully developed project site
does not contain wildlife nursery sites. Under the proposed project, the project site would be
redeveloped with urban uses that provide a similar quality of wildlife movement corridor to
existing conditions. Therefore, operation of the proposed project would not impact wildlife
movement corridors and nursery sites.

However, the project site provides a suitable nesting habitat for ground-nesting bird species,
such as mourning doves, in the form of existing structures and trees. Construction or ground-
disturbing activities may occur during the nesting bird season (typically February 1 through
August 31) for nesting native and migratory birds and raptors at the project site. Therefore, this
impact is potentially significant.

Impact BIO-3: The construction phase of the proposed project could impact nesting native and
migratory birds and raptors at the project site.

Mitigation Measures

Implement Mitigation Measure BIO-1c (see above).

Findings

Mitigation Measure BIO-1c (MM BIO-1c) states that in order to minimize impacts to nesting
birds, vegetation clearing or ground-disturbing activities should be conducted outside of
breeding season (approximately January 15 through August 31 for raptors and February 1
through September 15 for songbirds) to limit impacts to nesting birds. If activities with the
potential to disrupt nesting birds need to take place during breeding season, a pre-construction
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nesting bird survey(s) will be required to remain in compliance with the Migratory Bird Treaty
Act (MBTA). Compliance with the MBTA, CDFW regulations, and implementation of MM BIO-1c
would ensure that impacts associated with the implementation of the proposed project are less
than significant after mitigation. No significant impacts would occur after the implementation of
mitigation.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measure above. The City of Costa
Mesa hereby finds that implementation of the mitigation measure is feasible, and the measure
is therefore adopted.

Cultural Resources
For full impact analysis, see Draft EIR Section 3.4, Cultural Resources, starting on page 3.4-23.

b) Would the project cause a substantial adverse change in the significance of an
archaeological resource pursuant to CEQA Guidelines Section 15064.5?

The proposed project is located 0.5 miles east of a low bluff area at Fairview Park and is above
the Santa Ana River. Due to this close proximity to these natural features, the project area
would suggest a high potential for buried pre-contact archaeological sites. Geologically, the top
of the bluff are Older Quaternary deposits, while the river channel deposits are more recent
Quaternary alluviums. Due to the difference in elevation, the alluvial soils in the project area are
not from the river, but rather from small local drainages. However, no buildings or structures
were located in the project area prior to the 1920s, indicating a low potential for buried historic-
era resources to be located within the project area. After the 1920s, cities and counties had
sewer and trash systems to remove and dispose of debris, reducing the need to bury it nearby.

Because there is a low to moderate potential to encounter pre-contact resources during
construction, this impact would be potentially significant.

Impact CUL-2: The proposed project has a moderate to low potential in uncovering pre-contact
resources during construction.

Mitigation Measures

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.
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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 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.

m If 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 2) that the treatment measures have been completed to their
satisfaction.

m If 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.

m |f the coroner determines the remains are Native American and not the result
of a crime scene, implement Mitigation Measure TCR-3.
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Findings

Mitigation Measures CUL-3, -4 and -5 provide training and stop-work procedures to ensure any
discoveries are properly identified and treated under CEQA Guidelines Section 15064.5. With
these mitigation measures, potential impacts to archaeological resources would be less than
significant. No significant impacts would occur after the implementation of mitigation.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measures above. The City of Costa
Mesa hereby finds that implementation of the mitigation measures is feasible, and the
measures are therefore adopted.

c) Would the project disturb any human remains, including those interred outside of
dedicated cemeteries?

The project site has been developed and occupied by FDC facilities since 1952 and has been
subject to prior disturbance. In addition, the off-site improvement area associated with the
proposed secondary access road has been previously disturbed through the Costa Mesa
Country Club operations. As a result, the presence of human remains is considered unlikely.
However, ground-disturbing activities associated with the proposed project could potentially
expose previously unrecorded cultural resources, including unknown buried human remains. In
accordance with CEQA and Section 106 of the National Historic Preservation Act, the City of
Costa Mesa would be required to address any unanticipated discoveries during construction.
Therefore, this impact would be potentially significant without mitigation.

Impact CUL-3: The proposed project has the potential in uncovering cultural resources during
construction.

Mitigation Measures

Implement Mitigation Measures CUL-4 and CUL-5 (see above).

Findings

Although ground disturbance could expose unknown cultural resources, Mitigation Measure
CUL-5 ensures work stoppage, professional evaluation, and required state and federal
procedures for treatment or protection. No significant impacts would occur after the
implementation of mitigation.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measures above. The City of Costa
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Mesa hereby finds that implementation of the mitigation measures is feasible, and the
measures are therefore adopted.

Geology and Soils
For full impact analysis, see Draft EIR Section 3.6, Geology and Soils, starting on page 3.6-19.

f) Would the project directly or indirectly destroy a unique paleontological resource or site
or unique geologic feature?

Paleontological resources or fossils are remains of ancient plants and animals that can provide
scientifically significant information about the history of life on earth. This sensitivity is
determined by rock type, history of the geologic unit in producing significant fossils, and fossil
localities that are recorded from that unit. According to the Costa Mesa General Plan, a
comprehensive paleontological assessment of Orange County in 1980 identified eight unique
paleontological sites in the city.

The project site was formerly developed with the FDC. Based on the Paleontological Assessment
the underlying soils contain deposits of late to middle Pleistocene which are known to appear
anywhere from 8 to 10 feet in depth (see Appendix E.1 of the Draft EIR). The sensitivity for
producing fossils may range from low (Holocene alluvium) to high (Pleistocene alluvium) based
on depth. Although only shallow excavation for site preparation would occur it is possible that
unknown paleontological resources could be discovered during earthwork. Therefore, impacts
to paleontological resources would be potentially significant.

Impact GEO-1: Construction of the proposed project could encounter unique paleontological
resources during ground-disturbing activities.

Mitigation Measures

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.
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Findings

Mitigation Measure GEO-1 would ensure a qualified paleontological professional is on site in the
event fossil localities are discovered as to document, protect, and extract the locality to
preserve and protect the locality from any further damage. The mitigation measure would
ensure preservation and protection of planetological resources in the event they are found,
thereby reducing impacts to less than significant. No significant impacts would occur after the
implementation of mitigation.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measure above. The City of Costa
Mesa hereby finds that implementation of the mitigation measure is feasible, and the measure
is therefore adopted.

Hazards and Hazardous Materials

For full impact analysis, see Draft EIR Section 3.8, Hazards and Hazardous Materials, starting on
page 3.8-25.

a) Would the project create a significant hazard to the public or the environment through the
routine transport, use, or disposal of hazardous materials?

Construction of the proposed project would disturb areas containing known hazardous
materials associated with the former FDC, including polychlorinated biphenyls (PCBs) in
electrical equipment and vaults, residual petroleum from historic fuel storage, building
materials with asbestos and lead-based paint, and localized areas with solvent- or PCB-impacted
soil, as identified in the Phase | and Il ESAs. These hazardous materials are distributed
throughout the project site, as shown in Figures 3.8-1 and 3.8-2 of the Draft EIR. Demolition,
grading, and other ground-disturbing activities could encounter these contaminants and
mobilize them if not properly managed.

In addition, the Department of Toxic Substances Control’s comments on the NOP highlight the
potential for historic and future activities at the site to result in the release of hazardous
materials. In response, the construction phase of the project warrants careful review to ensure
appropriate evaluation and management of hazardous substances pursuant to regulatory
compliance with federal and state laws. Because hazardous materials are present across
portions of the project site and construction activities could expose workers or the environment
to these substances, the proposed project would result in a potentially significant impact.
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Impact HAZ-1: The construction phase of the proposed project would create a potentially
significant hazard to the public or the environment through the routine transport, use, or
disposal of hazardous materials.

Mitigation Measures

HAZ-1a:

HAZ-1b:

HAZ-1c:

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 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.

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.

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 City for review in coordination with the Orange County
Public Works, Development Services (Building & Safety) department and
approval prior to importation and placement on the project site.
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Findings

With implementation of Mitigation Measures HAZ-1a through HAZ-1c, which require soil
screening, hazardous materials surveys of buildings, proper handling and disposal of impacted
soil and building materials, testing of imported fill, and oversight by a qualified environmental
professional under an appropriate regulatory agency, the potential for exposure to hazardous
materials during construction would be substantially reduced. These measures ensure that
contaminated soil, building materials, and other hazardous substances are identified, managed,
and disposed of in compliance with all applicable regulations, and that any previously unknown
contamination is properly addressed before it poses a risk to workers or the environment.
Therefore, with mitigation in place, the impact of construction-related disturbance of hazardous
materials would be less than significant. No significant impacts would occur after the
implementation of mitigation.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measures above. The City of Costa
Mesa hereby finds that implementation of the mitigation measures is feasible, and the
measures are therefore adopted.

b) Would the project create a significant hazard to the public or the environment through
reasonably foreseeable upset and accident conditions involving the release of hazardous
materials into the environment?

Construction activities, including demolition, grading, and other ground-disturbing work, could
encounter hazardous materials at the project site. These include PCBs in electrical equipment
and vaults, residual petroleum from historic fuel storage, asbestos-containing materials, lead-
based paint, and localized areas of solvent- or PCB-impacted soil, as identified in the Phase | and
Phase Il ESAs (see Figure 3.8-1 and Figure 3.8-2 of the Draft EIR). Uncontrolled release or
accidental disturbance of these substances could result in exposure to workers or the
environment, creating the potential for spills, leaks, or other upset conditions. Therefore, this
impact is potentially significant.

Impact HAZ-2: The construction phase of the proposed project could create a significant hazard
to the public or the environment through reasonably foreseeable upset or accidental release of
hazardous materials.

Mitigation Measures

Implement Mitigation Measures HAZ-1a through HAZ-1c (see above).
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Findings

Mitigation Measure HAZ-1a through HAZ-1c requires retention of a QEP to oversee soil
screening and management, pre-demolition hazardous materials surveys and abatement, and
testing and approval of imported fill. Oversight by a regulatory agency ensures that any
identified contamination is properly managed and that accidental releases or upset conditions
are mitigated before construction activities resume in affected areas. Implementation of
Mitigation Measures HAZ-1a through HAZ-1c reduces the potential for accidental release or
upset involving hazardous materials during construction. No significant impacts would occur
after the implementation of mitigation.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measures above. The City of Costa
Mesa hereby finds that implementation of the mitigation measures is feasible, and the
measures are therefore adopted.

f) Would the project impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan?

Construction activities would be generally confined to the project site and not interfere with
traffic flows during an emergency evacuation. However, the proposed project includes off-site
roadway improvements along Harbor Boulevard, including Harbor Boulevard/Proposed
Secondary Access-Harbor Center intersection in the southeast portion of the project site. These
improvements could require temporary lane closures or partial roadway obstruction during
construction.

Harbor Boulevard is designated as a primary evacuation route in the City’s Safety Element (as
shown in Figure S-9, Public Safety Facilities and Emergency Evacuation Routes, of the Safety
Element). As a result, even short-term disruptions could interfere with emergency response
activities or evacuation access if not properly managed. Therefore, construction-related impacts
associated with temporary off-site roadway improvements would be potentially significant.

Impact HAZ-3: Temporary off-site construction activities along Harbor Boulevard, an established
evacuation route, could impair emergency response or evacuation access.

Mitigation Measures

HAZ-2: Prior to issuance of grading permits, the project applicant and/or their
construction contractor shall prepare a Construction Traffic Management Plan to
ensure that alternate routes are provided and maintained during temporary road
closures or construction activities along Harbor Boulevard. The Construction
Traffic Management Plan shall detail construction hours, truck routes, travel
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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, the plan shall be provided to the California Governor’s Office of
Emergency Services for the opportunity to provide comments on the plan. 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.

= 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.

Findings

The development and implementation of a Construction Traffic Management Plan with detour
routing and coordination with emergency service providers would allow continuous emergency
access along Harbor Boulevard. Additionally, Construction activities would be subject to
standard traffic control measures to ensure roadway access is maintained. With implementation
of Mitigation Measure HAZ-2, the proposed project would not impair or physically interfere with
implementation of an adopted emergency response or evacuation plan, and impacts would be
less than significant. No significant impacts would occur after the implementation of mitigation.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measure above. The City of Costa
Mesa hereby finds that implementation of the mitigation measure is feasible, and the measure
is therefore adopted.

Noise

For full impact analysis, see Draft EIR Section 3.11, Noise, starting on page 3.11-18.
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a) Would the project generate a substantial temporary or permanent increase in ambient
noise levels in the vicinity of the project in excess of standards established in the local
general plan or noise ordinance, or applicable standards of other agencies?

Under the proposed project, the primary source of temporary noise within the project site
would be construction activities associated with development projects and activities.
Construction activities would involve both off-road construction equipment (e.g., excavators,
dozers, cranes) and transport of workers and equipment to and from construction sites.
Construction noise typically occurs intermittently and varies depending on the nature or phase
of construction (e.g., site preparation, excavation, paving).

As depicted in Table 3.11-4, Reference Noise Levels for Construction Equipment, of the Draft EIR,
noise levels generated by individual pieces of construction equipment typically range from
approximately 74.0 dBA to 101.3 dBA Lmax at 50 feet and 67.7 dBA to 94.3 dBA Leq at 50 feet.
As such, nearby receptors to the project site residential uses to the north and east could
experience noise levels that applicable construction noise level standards. Therefore,
construction noise impacts under the proposed project would be potentially significant.

Impact NOI-1: The proposed project could result in significant temporary increases in noise
associated with construction activities.

Mitigation Measures

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 Xlll, 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.

m  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.
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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.

m  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.

Findings

Mitigation Measure NOI-1 would ensure compliance with City Municipal Code requirements
and City construction guidelines to decrease noise levels from future projects under the FDCSP
to the extent possible. Therefore, temporary construction noise impacts associated with future
development under the proposed project would be reduced to a less than significant level. No
significant impacts would occur after the implementation of mitigation.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measure above. The City of Costa
Mesa hereby finds that implementation of the mitigation measure is feasible, and the measure
is therefore adopted.

Transportation
For full impact analysis, see Draft EIR Section 3.15, Transportation, starting on page 3.15-34.

d) Would the project result in inadequate emergency access?
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As shown in Figure S-9, Public Safety Facilities and Emergency Evacuation Routes, of the City’s
Safety Element, Harbor Boulevard serves as an emergency evacuation route for the City of Costa
Mesa. Temporary closures on this roadway due to the proposed project’s off-site improvements
could interfere with emergency response and evacuations during construction. Therefore, this
impact is determined to be potentially significant.

Impact T-1: Temporary off-site construction activities on Harbor Boulevard could interfere with
emergency response and evacuations.

Mitigation Measures

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 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.

Findings

Implementation of Mitigation Measure T-1 would ensure that emergency access and evacuation
routes remain functional throughout the construction period. By requiring the identification and
maintenance of alternate routes, and coordination with emergency services, the mitigation
measure would prevent unanticipated delays or access barriers. As such, the potential for the
construction of the proposed project to result in inadequate emergency access would be
adequately addressed, and the impact would be reduced to a less-than-significant level. No
significant impacts would occur after the implementation of mitigation.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measure above. The City of Costa
Mesa hereby finds that implementation of the mitigation measure is feasible, and the measure
is therefore adopted.

Tribal Cultural Resources

For full impact analysis, see Draft EIR Section 3.16, Tribal Cultural Resources, starting on page
3.16-17.
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b) Would the project cause a substantial adverse change in the significance of a tribal
cultural resource, defined in Public Resources Code Section 21074 as either a site, feature,
place, cultural landscape that is geographically defined in terms of the size and scope of
the landscape, sacred place, or object with cultural value to a California Native American
tribe, and that is:

ii) A resource determined by the lead agency, in its discretion and supported by
substantial evidence, to be significant pursuant to criteria set forth in subdivision (c) of
Public Resources Code Section 5024.1. In applying the criteria set forth in subdivision
(c) of Public Resources Code Section 5024.1, the lead agency shall consider the
significance of the resource to a California Native American tribe?

In accordance with SB 18 and AB 52, the City notified tribes identified by the Native American
Heritage Commission (NAHC) and on the City’s Tribal Consultation list about the proposed
project on October 23, 2025, to determine the potential for tribal cultural resources on-site and
to determine if local knowledge of TCRs is available about the project site and surrounding area.
The following tribes responded and requested consultation pursuant to AB 52 and SB 18:

= Juaneiio Band of Mission Indians Acjachemen Nation 84-A. The Juanefio Band of Mission
Indians requested consultation with the City pursuant to AB 52. The City and Juanefio Band
of Mission Indians consulted virtually and via email. The City and the Juanefo Band of
Mission Indians coordinated on the language for Mitigation Measures TCR-1, TCR-2, and
TCR-3.

= Juaneiio Band of Mission Indians Acjachemen Nation- Belardes. The Juanefio Band of
Mission Indians requested consultation with the City pursuant to AB 52. The City and
Juanefio Band of Mission Indians consulted virtually and via email. The Juaneno Band of
Mission Indians coordinated on the language for Mitigation Measures TCR-1, TCR-2, and
TCR-3.

= Gabrieleifio Band of Mission Indians—Kizh Nation. The Gabrielefio Band of Mission Indians—
Kizh Nation requested consultation with the City pursuant to AB 52. The City and Kizh Nation
consulted via email. The Gabrielefio Band of Mission Indians—Kizh Nation coordinated on
the language for Mitigation Measures TCR-1, TCR-2, and TCR-3.

The City concluded the formal consultation process with the Juanefio Band of Mission Indians
Acjachemen Nation-84-A on February 19, 2026, the Gabrielefo Band of Mission Indians-Kizh
Nation on March 5, 2026, and the Juaneno Bando of Mission Indians Acjachemen Nation-
Belardes on March 17, 2026.

Although the project site and surrounding area have previously been developed and disturbed,
the potential to uncover tribal cultural resources at the project site exists based on the records
search and tribal consultation. In addition, because the proposed project would require utility

trenching and other ground-disturbing activities for construction, there is potential to uncover
TCRs during ground-disturbing activities.
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Ground-disturbing activities, such as utility trenching and grading, may encounter undisturbed
native soils, and it is possible that subsurface TCRs could be discovered. The disturbance of
these TCRs could cause a substantial adverse change which would be considered potentially
significant.

Impact TCR-1: Implementation of the proposed project could result in an substantial adverse
change to unknown TCRs during ground-disturbing activities.

Mitigation Measures

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 Juanefno Band of Mission Indians — Acjachemen Nation Belardes, Juaneno
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
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

70 PlaceWorks



FAIRVIEW DEVELOPMENTAL CENTER SPECIFIC PLAN FINAL EIR
CITY OF COSTA MESA

TCR-2:

TCR-3:

FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS

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.

On-site monitoring shall conclude upon either (1) written confirmation to the
Consulting Tribes from a designated point of contact for the City that all ground-
disturbing activities and phases that may involve ground-disturbing activities on
the project site or in connection with the project are complete; or (2) a
determination and written notification by the Consulting Tribes that no future,
planned construction activity and/or development/construction phase at the
project site possesses the potential to impact TCRs.

Unanticipated Discovery of Tribal Cultural Resource Objects (Non-
funerary/Non-ceremonial). Upon discovery of any TCRs, all construction
activities in the immediate vicinity of the discovery shall cease (i.e., not less than
the 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.

Unanticipated Discovery of Human Remains and Associated Funerary or
Ceremonial Objects. Native American human remains are defined in Public
Resource Code 5097.98 (d)(1) as an inhumation or cremation, and in any state of
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 Measure 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
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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.

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.

Findings

Implementation of Mitigation Measures (MMs) TCR-1, TCR-2, and TCR-3 would provide native
American monitoring and archeological monitoring prior to ground-disturbing activities, and
procedures upon the discovery of tribal cultural resources. Compliance with federal, State, and
local regulations and implementation of MMs TCR-1, TCR-2, and TCR-3 would ensure that
impacts associated with TCRs are less than significant. No significant impacts would occur after
the implementation of mitigation.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measures above. The City of Costa
Mesa hereby finds that implementation of the mitigation measures is feasible, and the
measures are therefore adopted.

SECTION E
FINDINGS ON SIGNIFICANT UNAVOIDABLE IMPACTS

The following summary describes impacts of the proposed project that would result in
significant adverse environmental effects for which either no feasible mitigation measures have
been identified, or for which feasible mitigation measures have been identified but would not
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reduce the impacts to a less-than-significant level. Accordingly, these impacts would remain
significant and unavoidable.

Air Quality
For full impact analysis, see Draft EIR Section 3.2, Air Quality, starting on page 3.2-34.

a) Would the project conflict with or obstruct implementation of the applicable air quality
plan?

The proposed project would accommodate very-low and low-income housing needs within the
City that would align with the City’s 2021-2029 Housing Element by enhancing the City’s existing
housing supply for residents of all income levels. Therefore, the residential units generated by
the proposed project would not result in unplanned growth in the project area. Overall,
implementation of the proposed project would not substantially affect demographic projections
beyond what is accounted for in South Coast AQMD’s Air Quality Management Plan (AQMP).
However, the proposed project would generate long-term emissions of criteria air pollutants
that would exceed South Coast AQMD’s regional operation-phase significance thresholds for
ROG, NOx, and CO. Consequently, long-term emissions generated by development allowed
under the proposed project are considered to cumulatively contribute to the nonattainment
designations of the Southern California Air Basin (SoCAB). Therefore, implementation of the
proposed project would not be consistent with the AQMP under the second criterion.

The estimated long-term emissions generated under full buildout of the proposed project would
exceed the South Coast AQMD’s regional operational significance thresholds (see Table 3.2-11
of the Draft EIR) and would cumulatively contribute to the nonattainment designations in the
SoCAB. Therefore, the proposed project would be considered inconsistent with the AQMP, and
impacts are considered potentially significant.

Impact AIR-1: The proposed project would cumulatively contribute to the nonattainment
designations in the SOoCAB and would be inconsistent with the South Coast AQMD’s AQMP.

Mitigation Measures

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:
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AIR-2:

AIR-3:

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.

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.

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.

Installed water heaters shall meet a zero NOx emissions standard.

Installed 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.

Installed 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.

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
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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 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.

Findings

Mitigation Measures AIR-1 through AIR-3 would reduce project-related regional operational
phase criteria air pollutant emissions to the extent feasible. However, operation of the land
uses accommodated by the proposed project would continue to exceed the South Coast AQMD
regional significance thresholds and have the potential to conflict with the South Coast AQMD’s
AQMP. Therefore, impacts associated with AQMP consistency would be significant and
unavoidable.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measures above. The City of Costa
Mesa hereby finds that implementation of the mitigation measures is feasible, and the
measures are therefore adopted.

The City finds that there are no other mitigation measures that are feasible, taking into
consideration specific economic, legal, social, technological or other factors, that would mitigate
this impact to a less-than-significant level, and further, that specific economic, legal, social,
technological, or other considerations, including considerations for the provision of
employment opportunities for highly trained workers, make infeasible the alternatives
identified in the EIR, as discussed in Section F of these Findings (Public Resources Code Section
21081(a)(1), (3); Guidelines Section 15091(a)(1), (3)). As described in the Statement of
Overriding Considerations, the City has determined that this impact is acceptable because
specific overriding economic, legal, social, technological, or other benefits, including regionwide
or statewide environmental benefits, of the proposed project outweigh its significant effects on
the environment.

b) 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?
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CONSTRUCTION EMISSIONS

Construction activities under the proposed project would also temporarily increase PM1o, PM3 s,
VOC, NOy, SOy, and CO regional emissions in the SOCAB. The estimate of maximum daily
emissions provided in Table 3.2-10, Maximum Daily Regional Construction Emissions, of the
Draft EIR is based on sitewide improvements, worst-case development phase scenario, and
construction of the secondary access roadway, which are the most intensive construction
activities that could occur during a single development phase. As shown in the Table 3.2-10,
construction activities associated with development of the proposed project could potentially
exceed the South Coast AQMD regional significance threshold for NOx. Therefore, construction-
related regional air quality impacts of developments that would be accommodated by the
proposed project would be potentially significant.

Impact AIR-2: Construction activities associated with future development that would be
accommodated under the proposed project could generate short-term emissions in exceedance
of the South Coast AQMD’s threshold criteria.

Mitigation Measures

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:

m  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.
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.
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=  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.

m  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.

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

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

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

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

Findings

The proposed project would buildout over a period of up to 18 years. Construction activities
associated with buildout of the proposed project could generate short-term emissions that
exceed the South Coast AQMD’S significance thresholds during this time and cumulatively
contribute to the nonattainment designations of the SoCAB. Implementation of Mitigation
Measure AIR-4 would reduce criteria air pollutant emissions from construction-related activities
to the extent feasible. However, construction time frames and equipment for individual site-
specific projects are not available and there is a potential for multiple developments to be
constructed at any one time, resulting in significant construction-related emissions. Therefore,
despite adherence to Mitigation Measure AIR-4, regional construction emissions would remain
significant and unavoidable.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measure above. The City of Costa
Mesa hereby finds that implementation of the mitigation measure is feasible, and the measure
is therefore adopted.
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The City finds that there are no other mitigation measures that are feasible, taking into
consideration specific economic, legal, social, technological or other factors, that would mitigate
this impact to a less-than-significant level, and further, that specific economic, legal, social,
technological, or other considerations, including considerations for the provision of
employment opportunities for highly trained workers, make infeasible the alternatives
identified in the EIR, as discussed in Section F of these Findings (Public Resources Code Section
21081(a)(1), (3); Guidelines Section 15091(a)(1), (3)). As described in the Statement of
Overriding Considerations, the City has determined that this impact is acceptable because
specific overriding economic, legal, social, technological, or other benefits, including regionwide
or statewide environmental benefits, of the proposed project outweigh its significant effects on
the environment.

OPERATIONAL EMISSIONS

Buildout of the proposed project would result in direct and indirect criteria air pollutant
emissions from transportation, energy (e.g., natural gas use), and area sources (e.g., aerosols
and landscaping equipment). As shown in Table 3.2-11, Maximum Daily Regional Operational
Phase Emissions, of the Draft EIR, due to the projected proposed growth, operation of the land
uses accommodated under the proposed project at buildout would generate an increase in
criteria air pollutant emissions that exceed South Coast AQMD’s regional significance thresholds
for VOC, NOx, and CO. Emissions of VOC and NOx that exceed the South Coast AQMD regional
threshold would cumulatively contribute to the O3 nonattainment designation of the SoCAB.
Therefore, the proposed project would result in a potentially significant impact.

Impact AIR-3: Long-term operation of the proposed project would generate emissions in
exceedance of the South Coast AQMD’s threshold criteria and cumulatively contribute to the
South Coast Air Basin’s nonattainment designations.

Mitigation Measures

Implement Mitigation Measures AIR-1 through AIR-3.

Findings

Buildout in accordance with the proposed project would generate long-term emissions that
would exceed South Coast AQMD’s regional significance thresholds and cumulatively contribute
to the nonattainment designations of the SoCAB. Mitigation Measures AIR-1 through AIR-3
would contribute to reducing criteria air pollutant criteria air pollutant emissions to the extent
feasible. However, due to the magnitude of emissions generated by the land uses that would be
accommodated by the proposed project, long-term criteria air pollutant emissions generated
from the proposed project could still exceed the South Coast AQMD’s regional significance
thresholds. Therefore, regional operational air quality impacts would remain significant and
unavoidable.
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Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measures above. The City of Costa
Mesa hereby finds that implementation of the mitigation measures is feasible, and the
measures are therefore adopted.

The City finds that there are no other mitigation measures that are feasible, taking into
consideration specific economic, legal, social, technological or other factors, that would mitigate
this impact to a less-than-significant level, and further, that specific economic, legal, social,
technological, or other considerations, including considerations for the provision of
employment opportunities for highly trained workers, make infeasible the alternatives
identified in the EIR, as discussed in Section F of these Findings (Public Resources Code Section
21081(a)(1), (3); Guidelines Section 15091(a)(1), (3)). As described in the Statement of
Overriding Considerations, the City has determined that this impact is acceptable because
specific overriding economic, legal, social, technological, or other benefits, including regionwide
or statewide environmental benefits, of the proposed project outweigh its significant effects on
the environment.

c) Would the project expose sensitive receptors to substantial pollutant concentrations?

CONSTRUCTION-PHASE LOCALIZED SIGNIFICANCE THRESHOLDS

The localized significance thresholds (LSTs) are the amount of project-related emissions at which
localized concentrations (ppm or pg/m?3) would exceed the ambient air quality standards for
criteria air pollutants for which the SoCAB is designated a nonattainment area. The proposed
project would build out over a period of up to 18 years and would consist of multiple
development phases, each with its own construction schedule and equipment mix. Per the LST
methodology, information regarding specific development projects and the locations of
receptors would be needed in order to quantify the levels of localized construction-related
impacts associated with future development phases. Because the proposed project is a broad-
based policy plan, it is not possible to calculate individual, project-related, localized emissions at
this time.

However, because potential development and redevelopment could be close to existing
sensitive receptors, the proposed project has the potential to expose sensitive receptors to
substantial pollutant concentrations. Construction equipment exhaust (including DPM)
combined with fugitive particulate matter emissions has the potential to expose sensitive
receptors to substantial concentrations of criteria air pollutant emissions and result in
potentially significant impacts.
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Construction Health Risk

Construction associated with future development phases facilitated under the proposed project
would be implemented over a period of 18 years or longer. It is anticipated that construction of
individual developments accommodated under the proposed project would likely be spread out
incrementally over this period of time, which would limit the exposure of on- and off-site
receptors to elevated concentrations of DPM. However, similar to the LST analysis, construction
health risk can only be conducted at a project level; therefore, quantification of construction-
related health risk is not applicable for this program-level environmental analysis. Because
potential development and redevelopment could be close to existing sensitive receptors, the
proposed project has the potential to expose sensitive receptors to substantial TAC
concentrations. Consequently, construction equipment exhaust has the potential to expose
sensitive receptors to substantial concentrations of TAC emissions and result in potentially
significant impacts.

Impact AIR-4: Construction of the proposed project could expose sensitive receptors to
substantial pollutant concentrations.

Mitigation Measure

AIR-6: 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
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in grading plans prepared for the development projects. Compliance with these
measures shall be verified during regular construction site inspections.

Findings

Construction activities associated with the proposed project could expose sensitive receptors to
substantial concentrations of criteria air pollutants and TACs. Mitigation Measure AIR-6 would
require that future development phases incorporate measures to reduce construction emissions
that would minimize exposure of sensitive receptors to elevated concentrations of criteria air
pollutant emissions and TACs. Additionally, individual development projects would be required
to achieve the incremental risk thresholds established by South Coast AQMD.

However, because existing sensitive receptors may be close to project-related construction
activities and due to the programmatic nature of the proposed project, construction emissions
generated by future development phases have the potential to exceed SCAQMD’s LSTs and
contribute to higher levels of cancer risk in the SOCAB. Consequently, localized construction air
quality impacts would remain significant and unavoidable.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measure above. The City of Costa
Mesa hereby finds that implementation of the mitigation measure is feasible, and the measure
is therefore adopted.

The City finds that there are no other mitigation measures that are feasible, taking into
consideration specific economic, legal, social, technological or other factors, that would mitigate
this impact to a less-than-significant level, and further, that specific economic, legal, social,
technological, or other considerations, including considerations for the provision of
employment opportunities for highly trained workers, make infeasible the alternatives
identified in the EIR, as discussed in Section F of these Findings (Public Resources Code Section
21081(a)(1), (3); Guidelines Section 15091(a)(1), (3)). As described in the Statement of
Overriding Considerations, the City has determined that this impact is acceptable because
specific overriding economic, legal, social, technological, or other benefits, including regionwide
or statewide environmental benefits, of the proposed project outweigh its significant effects on
the environment.

Biological Resources

For full impact analysis, see Draft EIR Section 3.3, Biological Resources, starting on page 3.3-32.
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c) 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?

Based on the Biological Technical Report (see Appendix C.1), one freshwater pond feature on
the biological reconnaissance survey area was identified during the review of the National
Wetlands Inventory Mapper. This pond is a human-made feature that is concrete lined and
supplied with irrigation lines on the Costa Mesa Country Club golf course, outside the project
site boundary, but within an off-site improvement area.

Construction in this area would be limited to off-site improvements associated with the
reconfiguration of the golf course to accommodate the secondary access roadway. However,
this area is outside of the Specific Plan boundaries, and it has not yet been determined whether
or not the changes to the golf course (i.e., tee, fairway, rough, hazards, green, or hole) would
impact this human-made water feature. Because the limits of work associated with the golf
course reconfiguration are unknown and considered speculative; a formal aquatic resources
delineation, coordination with the agencies by the permittee, for the project site was not
conducted for this program-level EIR due to the unknown extent of earthwork activities
associated with the golf course reconfiguration at this time. In the event that the modifications
to the golf course affect this man-made water feature, and if the water feature is determined to
contain jurisdictional features (such as jurisdictional waters), off-site improvements associated
with the proposed project could impact a riparian resource. Therefore, out of an abundance of
caution, this impact is conservatively considered potentially significant.

Impact BIO-2. Construction and operation of the proposed project may have an impact on an
unknown aquatic resource (potential wetland).

Mitigation Measures

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
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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 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.

Finding

Reconfiguration of the golf course (i.e., tee, fairway, rough, hazards, green, or hole) could
impact a man-made water feature on the course. Therefore, at this programmatic stage, a
formal aquatic resources delineation for the project site was not conducted. Implementation of
Mitigation Measure BIO-2 would require a formal aquatic resources delineation if modifications
to the golf course affect this aquatic feature. Based on a conservative approach, in the event an
aquatic resource (i.e., wetlands) is delineated and would be impacted by the changes to the golf

course (i.e., tee, fairway, rough, hazards, green, or hole), the proposed project could
significantly impact such aquatic resources.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measure above. The City of Costa
Mesa hereby finds that implementation of the mitigation measure is feasible, and the measure
is therefore adopted.

The City finds that there are no other mitigation measures that are feasible, taking into
consideration specific economic, legal, social, technological or other factors, that would mitigate
this impact to a less-than-significant level, and further, that specific economic, legal, social,
technological, or other considerations, including considerations for the provision of
employment opportunities for highly trained workers, make infeasible the alternatives
identified in the EIR, as discussed in Section F of these Findings (Public Resources Code Section
21081(a)(1), (3); Guidelines Section 15091(a)(1), (3)). As described in the Statement of
Overriding Considerations, the City has determined that this impact is acceptable because
specific overriding economic, legal, social, technological, or other benefits, including regionwide
or statewide environmental benefits, of the proposed project outweigh its significant effects on
the environment.
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Cultural Resources
For full impact analysis, see Draft EIR Section 3.4, Cultural Resources, starting on page 3.4-17.

a) Would the project cause a substantial adverse change in the significance of a historical
resource pursuant to CEQA Guidelines Section 15064.5?

The records search and field survey yielded the identification of two historic-era resources, the
Mesa Linda Golf Course and FDC, that may be impacted by the proposed project. As discussed
in Section 3.4, Mesa Linda Golf Course was determined to not meet any of the four criteria
under the NRHP and CRHR. Additionally, as described in Table 3.4-1, City of Costa Mesa Local
Register Designation Criteria — Mesa Linda Golf Course, the Mesa Linda Golf Course does not
meet any of the criteria listing in the City of Costa Mesa Local Historic Register. Although these
off-site improvements would physically alter portions of the golf course, the Mesa Linda Golf
Course has been determined not to qualify as a historical resource under applicable federal,
state, or local criteria.

The FDC is considered eligible for listing in the NRHP and the CRHR under Criteria A/1 and C/3.
The FDC includes 39 buildings and structures of historic age (constructed in 1974 or earlier), all
of which were evaluated for individual and district eligibility under the NRHP and CRHR. The
FDC and its individual resources were also evaluated for eligibility as a California Historical
Landmark. The Fairview State Hospital Historic District (Historic District) is historically significant
as a cohesive and distinguishable entity whose components, while generally lacking individual
distinction, collectively represent an important concentration of buildings, structures, objects,
and landscape features unified by a common plan, purpose, and physical development. The
Historic District is significant at the local level for its role in the evolution of public institutional
mental health care (NRHP/CRHR Criteria A/1) and at the state level as a representative example
of a post—World War Il state hospital campus (NRHP/CRHR Criteria C/3).

Of the 39 buildings and structures within the FDC, 36 contribute to the eligibility of the Historic
District and are considered culturally sensitive resources. In addition, contributing landscape
features and outdoor spaces are integral to the Historic District and are also considered
culturally sensitive. However, neither the FDC as a whole nor any individual building or feature
on its own meets the criteria for designation as a California Historical Landmark. The proposed
project would involve removal of buildings from the Fairview Developmental Center, resulting in
an impact to historic properties under Section 106 of the National Historic Preservation Act and
to historical resources under CEQA that would be potentially significant.
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Impact CUL-1: The proposed project would result in a substantial adverse change in the
significance of a historical resource due to the removal of historic buildings within the Fairview
Developmental Center.

Mitigation Measures

CUL-1:

CUL-2:

CUL-3:

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.

Historic Interpretive Panels. Following construction of the planned trail on the
east side of the Project Area, the Master Developer and/or applicants shall install
two interpretive panels along the trail. The panels should contain material
documenting the history 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 pictures and
explanatory text. The two panels shall be developed in consultation with the City
and a qualified architectural historian.

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
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a copy of the signed training roster to the City of Costa Mesa as proof of
compliance.

Finding

The FDC is considered eligible for listing as a historic resource on both a state and local level as a
Historic District. Both the structures and landscape features and outdoor spaces are also
considered culturally sensitive and contribute to their eligibility. Although Mitigation Measures
CUL-1, -2 and -3 would partially reduce impacts to the Historic District through documentation
of the FDC in accordance with Historic American Buildings Survey (HABS) standards, demolition
of the campus, including buildings and landscape features/outdoor spaces, generally cannot be
mitigated to a less-than-significant level. Therefore, the impact would remain significant and
unavoidable.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measures above. The City of Costa
Mesa hereby finds that implementation of the mitigation measures is feasible, and the
measures are therefore adopted.

The City finds that there are no other mitigation measures that are feasible, taking into
consideration specific economic, legal, social, technological or other factors, that would mitigate
this impact to a less-than-significant level, and further, that specific economic, legal, social,
technological, or other considerations, including considerations for the provision of
employment opportunities for highly trained workers, make infeasible the alternatives
identified in the EIR, as discussed in Section F of these Findings (Public Resources Code Section
21081(a)(1), (3); Guidelines Section 15091(a)(1), (3)). As described in the Statement of
Overriding Considerations, the City has determined that this impact is acceptable because
specific overriding economic, legal, social, technological, or other benefits, including regionwide
or statewide environmental benefits, of the proposed project outweigh its significant effects on
the environment.

Greenhouse Gas Emissions

For full impact analysis, see Draft EIR Section 3.7, Greenhouse Gas Emissions, starting on page
3.7-19.

a) Would the project generate greenhouse gas emissions, either directly or indirectly, that
may have a significant impact on the environment?

Project emissions during operation combined with amortized construction-related emissions
are shown in Table 3.7-5, Project-Related GHG Emissions, of the Draft EIR. The project site is
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assumed to generate nominal GHG emissions because the existing FDC facility buildings are
currently vacant. However, historically the project site generated GHG emissions associated with
its former use for general acute care services, research, training, and administrative operations.
Therefore, the estimate in Table 3.7-5 provides a conservative analysis of the proposed project’s
impact on GHG emissions.

As shown in Table 3.7-6 of the Draft EIR, GHG emissions from buildout and operation the
proposed project would exceed South Coast AQMD Working Group’s bright-line significance
threshold. As a result, the proposed project’s cumulative contribution to long-term GHG
emissions in the State would be considered potentially significant.

Impact GHG-1: Operation of the proposed project would generate a cumulatively considerable
increase in GHG emissions that would exceed the South Coast AQMD Working Group bright-line
threshold.

Mitigation Measures

Implement Mitigation Measure AIR-1 through AIR-3.

Findings

Implementation of Mitigation Measures AIR-1 through AIR-3 would contribute to reducing
project-related GHG emissions to the extent feasible. For example, requirements for installation
of EV charging units and infrastructure under Mitigation Measure AIR-1 would support and
encourage the use of EVs. Requirements under Mitigation Measure AIR-2 would contribute to
reducing energy demand and use of appliances that minimize the generation of GHG emissions
from area sources and from the energy sector. With respect to GHG emissions from the solid
waste sector, compliance with the diversion and organic waste recycling requirements under AB
939, AB 341, and AB 1826, along with compliance with the City’s waste and recyclable collection
and disposal requirements under Chapter IV, Garbage, Rubbish and Weeds, of Title 8, Health
and Sanitation, of the City’s Municipal Code, would minimize emissions from residential and
nonresidential land uses to the extent feasible. However, due to the planned growth associated
with the proposed project, it is anticipated that the proposed project could still exceed the
South Coast AQMD bright-line GHG emissions threshold. Therefore, GHG emissions impacts
would remain significant and unavoidable.

Changes or alterations have been required in, or incorporated into, the proposed project that
avoid or substantially lessen the significant environmental effect as identified in the Draft EIR.
These changes are identified in the form of the mitigation measures above. The City of Costa
Mesa hereby finds that implementation of the mitigation measures is feasible, and the
measures are therefore adopted.
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The City finds that there are no other mitigation measures that are feasible, taking into
consideration specific economic, legal, social, technological or other factors, that would mitigate
this impact to a less-than-significant level, and further, that specific economic, legal, social,
technological, or other considerations, including considerations for the provision of
employment opportunities for highly trained workers, make infeasible the alternatives
identified in the EIR, as discussed in Section F of these Findings (Public Resources Code Section
21081(a)(1), (3); Guidelines Section 15091(a)(1), (3)). As described in the Statement of
Overriding Considerations, the City has determined that this impact is acceptable because
specific overriding economic, legal, social, technological, or other benefits, including regionwide
or statewide environmental benefits, of the proposed project outweigh its significant effects on
the environment.
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SECTION F
FINDINGS ON CUMULATIVE IMPACTS

Regarding the project’s potential to result in cumulative impacts, the City hereby finds as
follows:

Aesthetics

The cumulative geographic context for aesthetic impacts includes the City of Costa Mesa and
the surrounding developed areas of the project site where visual changes could overlap.
Aesthetic impacts such as scenic vistas, visual character, and light and glare are generally
localized and dependent on public vantage points. Therefore, the cumulative analysis focuses on
whether the proposed project, in combination with other approved and reasonably foreseeable
projects, would result in cumulatively considerable degradation of scenic resources, visual
character, or nighttime views. Table 3-1, Cumulative Projects, in Chapter 3, Environmental
Analysis, of the Draft EIR provides a list of cumulative projects considered such as SREOC, the
DDS housing north of the project site near Harbor Village, and all of the housing inventory sites
identified in the City’s 6th Cycle Housing Element.

SCENIC VISTAS

A scenic vista is a public viewpoint providing expansive views of valued landscapes. In Costa
Mesa, key visual resources include the Santa Ana River corridor, Fairview Park, Talbert Regional
Park, and distant coastal views. The proposed project site is in an urbanized inland portion of
the City and is not situated within or adjacent to a designated scenic vista or publicly accessible
viewpoint providing expansive coastal or regional park views. As discussed under Impact a) in
Section C, the proposed project would not substantially obstruct or degrade identified scenic
vistas. Specifically, the SREOC that is intended to serve as a hub for emergency management
planning efforts would also not substantially affect scenic vistas due to the location of the
project site. Other cumulative development within the City would primarily be infill and
redevelopment consistent with the General Plan and zoning regulations. Because the proposed
project would not substantially impact scenic vistas on its own, it would not make a
cumulatively considerable contribution to impacts on scenic vistas. Thus, the impact on scenic
vistas is deemed less than significant.

SCENIC HIGHWAYS

SR-1 is the closest eligible highway for scenic designation near the City, located approximately
three miles south of the project site. The nearest officially designated State scenic highway is
SR-91, approximately 13 miles northeast of the project site. The project site is not visible from
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either highway due to distance and intervening urban development. Specifically, the
construction of the SREOC would also not substantially affect scenic highways due to its
location. Future approved and reasonably foreseeable projects in the City would be subject to
applicable General Plan policies and municipal code standards intended to ensure visual
compatibility and protection of scenic resources. Other projects along or with the potential to
impact SR-1 and SR-91 would need to comply with state and local regulations that would
protect scenic highway views. Because the project site is not within the viewshed of a
designated scenic highway, the proposed project would not contribute to a cumulatively
considerable impact on scenic highways. Impacts would be less than cumulatively considerable.
Therefore, this impact is less than significant.

VISUAL CHARACTER OR SCENIC QUALITY

Costa Mesa is a fully urbanized community, and cumulative growth is anticipated through infill
development and redevelopment of underutilized sites. While individual projects may alter the
appearance of specific parcels, such changes are characteristic of evolving urban environments.

The proposed project, in combination with the SREOC and other nearby cumulative projects,
would incrementally alter the visual character of the immediate area by introducing new
buildings, circulation features, and open space improvements. Although the SREOC represents
redevelopment of an existing use, its modernization together with the proposed project’s off-
site improvements, including trails, a secondary access point, and golf course reconfiguration
would contribute to a gradual transition to a more contemporary, mixed-use, and
interconnected urban environment. These combined improvements would enhance pedestrian
connectivity, introduce updated architectural and landscape elements, and create a more
cohesive and active visual environment.

The proposed project includes adoption of a Specific Plan with development and design
standards intended to guide building massing, setbacks, open space, landscaping, and
architectural character. These standards are intended to ensure compatibility with surrounding
development and enhance the visual quality of the area. The SREOC and other cumulative
projects would similarly be subject to adopted design and development regulations. As a result,
although cumulative development would incrementally change the character of the area, it
would not substantially degrade visual character on its own and would be subject to regulatory
controls, so it would not result in a cumulatively considerable degradation of scenic quality.
Therefore, this impact is less than significant.

LIGHT AND GLARE

Existing development throughout Costa Mesa contributes to ambient nighttime lighting typical
of an urban environment. The proposed project would introduce additional lighting associated
with residential, mixed-use, commercial, and open space uses. The SREOC and other nearby
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cumulative projects would also introduce incremental lighting associated with building
operations. However, as discussed under Impact d), lighting would be required to comply with
City development standards and Specific Plan lighting requirements designed to minimize glare,
light spillover, and skyglow. The combined effect of these projects would incrementally increase
nighttime illumination and may shift the immediate area toward a more consistently illuminated
urban environment. However, all projects would be required to comply with applicable lighting
standards, including shielded fixtures, downward-directed lighting, and controls to minimize
glare, light spillover, and skyglow. Because the proposed project would not result in a
substantial light or glare impact individually, it would not contribute to a cumulatively
considerable degradation of nighttime views or ambient lighting conditions. Therefore, this
impact is less than significant.

Air Quality

In accordance with the South Coast AQMD methodology, any project that produces a significant
project-level regional air quality impact in an area that is in nonattainment contributes to the
cumulative impact. Cumulative projects in the local area include new development and general
growth in the project area. The greatest source of emissions in the SoCAB is mobile sources.
Due to the extent of the area potentially impacted by cumulative project emissions (i.e., the
SoCAB), the South Coast AQMD considers a project cumulatively significant when project-
related emissions exceed the South Coast AQMD regional emissions thresholds shown in

Table 3.2-6 of the Draft EIR.

CONSTRUCTION

The SoCAB is designated nonattainment for Os, PMz.s, and PM1o under California and/or
National AAQS. Construction of cumulative projects will further degrade the regional and local
air quality. Air quality will be temporarily impacted during construction activities.
Implementation of Mitigation Measure AIR-4 and AIR-6 for future development phases would
help reduce cumulative impacts. However, project-related construction emissions could still
potentially exceed the South Coast AQMD significance thresholds on future development
phases and on a cumulative basis. Thus, the proposed project’s contribution to cumulative air
quality impacts would be cumulatively considerable and therefore significant.

OPERATION

For operational air quality emissions, any project that does not exceed or can be mitigated to
less than the daily regional threshold values is not considered by South Coast AQMD to be a
substantial source of air pollution and does not add significantly to a cumulative impact.
Operation of the proposed project would result in emissions in excess of the South Coast AQMD
regional emissions thresholds for VOC, NOx, CO and potentially for the other criteria air
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pollutants. Therefore, the air pollutant emissions associated with the proposed project would
be cumulatively considerable and therefore significant.

Biological Resources

The area considered for cumulative impacts to biological resources is the County of Orange
Central & Coastal Subregion Natural Communities Conservation Plan/Habitat Conservation Plan
(OC NCCP/HCP) boundaries. The City is not a member (signatory) of the OC NCCP/HCP. No
sensitive plants, riparian habitat, or other sensitive natural communities occur on-site. Given
the built-out nature of the project area and the site’s proximity to major roads and residential
development, the project site also does not provide any significant function as a wildlife habitat,
wildlife corridor or wildlife movement area.

However, development of the proposed project could impact the suitable habitat for the
Crotch’s bumble bee and the Western burrowing owl; suitable nesting habitat for the Cooper’s
hawk and White-tailed kite; and suitable roosting habitat for the Western yellow bat and
Monarch butterfly. The proposed project may have the potential to impact nesting birds and
raptors. In addition, no jurisdictional waters of the State or US have been formally delineated at
the aquatic resources; thus, wetland impacts could occur if a wetland is delineated. Similar to
the proposed project, each cumulative project would be reviewed on a case-by-case basis for its
impact on biological resources and would be expected to comply with existing regulations and
local and regional plans, ordinances, and policies protecting biological resources. Additionally,
similar to the proposed project, each related project would be expected to implement
mitigation measures, which would reduce each project’s impact. Thus, the proposed project
would not make a cumulatively considerable contribution to a potentially significant cumulative
biological resources impact. Therefore, cumulative impacts associated with biological resources
would be less than significant.

Cultural Resources

The cumulative setting for cultural resources includes the City of Costa Mesa where ongoing and
future urban development may result in ground disturbance. Such activities collectively increase
the potential to damage or destroy unknown historic resources, archaeological resources,
and/or human remains.

HISTORIC RESOURCES

The Mesa Linda Golf Course, completed in 1967, is a public golf course evaluated for its historic
significance under the NRHP and CRHR but deemed ineligible as it lacks ties to significant
historical events or figures, and does not showcase distinctive design elements by architect
William F. Bell. The course retains much of its original integrity with minimal alterations from
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opening but fails to meet Costa Mesa's local register designation criteria for historical, cultural,
or architectural significance. The proposed project would only impact the southeastern portion
of the Mesa Linda Golf Course where a secondary access road would be located for the
proposed project. Therefore, the proposed project would not result in a cumulative effect on
the Mesa Linda Golf Course as a cultural resource. Impact is less than significant.

The proposed project would affect historic built resources associated with the FDC through the
removal of contributing buildings within the Historic District. As identified under Cultural
Resources Impact a) (see Section E), Mitigation Measures CUL-1, -2 and -3 would partially
address these impacts through documentation of the FDC in accordance with Historic American
Buildings Survey (HABS) standards and cultural resources training for project operators;
however, demolition of the Historic District would still occur, resulting in the permanent loss of
a historic resource.

In the context of cumulative impacts, the FDC has been decommissioned since 2025 and is
surrounded by existing recreational and urban development. Due to the presence of hazardous
materials on the site, the FDC can no longer be used for its original institutional purpose
without remediation. Even under a preservation scenario, rehabilitation and hazardous
materials abatement would be required to maintain the Historic District. In addition, the FDC
site is part of the City’s 6th Housing Element inventory and is a State-owned property governed
by specific legislation regarding its disposition and planning (California Government Code
Section 14670.31). Given these constraints, and considering the broader pattern of surrounding
development, the proposed project would not substantially contribute to a cumulatively
considerable impact on historic resources. Impact is less than significant.

ARCHAEOLOGICAL AND HUMAN REMAINS

Although the region is generally disturbed by urban development, future development would
still involve a degree of earthwork and would therefore contribute to a regionwide cumulative
risk of cultural resource loss. Similar to the proposed project, other development projects would
involve grading, excavation, utility trenching, and other earthwork that could inadvertently
uncover previously unknown archaeological resources or human remains. Future development
projects would be required to comply with applicable regulatory requirements. Under existing
applicable law, site-specific cultural resources investigations are required for other discretionary
development projects before permitting ground disturbances or demolition or substantial
alteration of existing structures can occur. Such investigations would include some degree of
surface-level surveying and identify resources on the affected project sites that are or appear to
be eligible for listing on the national or state registers for historic resources. Such investigations
would also be required to mitigate impacts (where needed) to reduce impacts and protect and
preserve any identified cultural and/or historic resources.

AUGUST 2026 93



FAIRVIEW DEVELOPMENTAL CENTER SPECIFIC PLAN FINAL EIR
CITY OF COSTA MESA

FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS

As discussed above, the proposed project incorporates Mitigation Measures CUL-4 and CUL-5 to
ensure that any unanticipated finds are properly identified, evaluated, and protected in
compliance with CEQA Guidelines Section 15064.5, the NHPA, and state laws governing human
remains. With these measures in place, the proposed project’s incremental contribution to
cumulative cultural-resource impacts would be less than significant, and the proposed project’s
impacts would not be cumulatively considerable. Impact is less than significant.

Energy

As this analysis assesses whether energy consumption from the proposed project would result
in wasteful, inefficient, or unnecessary consumption of resources, the geographic area relevant
to cumulative energy impacts is the project area. The area considered for cumulative impacts to
electricity and natural gas supplies and facilities is SCE and SoCalGas service areas. Analysis of
whether the proposed project’s energy demand would be within SCE’s and SoCalGas’s service
capacity and require new or expanded facilities is in Section 3.17, Utilities and Service Systems,
of the Draft EIR.

Other future development in the SCE and SoCalGas service areas would be subject to existing
state regulations, such as the California Energy Code and CALGreen Code. New buildings would
use new energy-efficient appliances and equipment, pursuant to the Appliance Efficiency
Regulations. These measures would reduce the overall consumption of electricity and natural
gas. Consequently, the proposed project’s potential contribution to cumulative impacts on
energy would be less than significant.

Geology and Soils

Geologic and paleontological impacts related to the proposed project would be specific to the
project site and would not combine to result in cumulative impacts. As discussed previously,
implementation of the proposed project would not result in significant impacts related to
geology and soils, with mitigation incorporated. Although the project site would be subject to
strong ground shaking, landslides, subsidence, and expansive soils at various levels of severity,
mandatory compliance with federal, State and local regulation would ensure these impacts
would be less than significant.

The cumulative development projects would be subject to the same federal, State, and local
regulations. Similarly, all development projects would also require site-specific geological and
paleontological analysis that could lead to mitigation requiring monitoring and recovery,
identification, and curation of any resources discovered. Since impacts associated with geology
and soils are by their nature focused on specific sites or areas, the less-than-significant impacts
within the project site would not contribute to a cumulative increase in hazards in the
immediate vicinity of the project site.

94 PlaceWorks



FAIRVIEW DEVELOPMENTAL CENTER SPECIFIC PLAN FINAL EIR
CITY OF COSTA MESA

FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS

Similarly, impacts to paleontological resources are considered site specific in nature, and site-
specific mitigation measures, as with the proposed project, would ensure paleontological
resources are preserved in accordance with federal, State, and local regulations. The proposed
project’s mitigation measure would reduce the potential for project-related activities to
contribute to cumulative impacts to paleontological resources. Provided that site-specific
impacts are reduced to a less than significant level, no significant cumulative impacts are
anticipated.

Impacts of the proposed project on geology and soils would not be cumulatively considerable
after compliance with existing regulations and implementation of site-specific mitigation
measures. Therefore, cumulative impacts associated with geology and soils would be less than
significant.

Greenhouse Gas Emissions

Project-related GHG emissions are not confined to a particular air basin but are dispersed
worldwide. Therefore, impacts under GHG Emissions Impact Discussions a) and b) (see Section
E) are not project-specific impacts to global warming, but are the proposed project’s
contribution to this cumulative impact. As discussed under Impact GHG-1, implementation of
the proposed project would result in annual emissions that would exceed South Coast AQMD’s
bright-line threshold. Therefore, project-related GHG emissions and their contribution to global
climate change would be cumulatively considerable.

However, as discussed under Impact GHG-2, the proposed project would support the regional
strategies outlined in the CARB’s Scoping Plan, SCAG’s 2024-2050 RTP/SCS, and the City’s
General Plan. Therefore, the proposed project would not conflict with any applicable plan,
policy, or regulation adopted for purpose of reducing GHG emissions.

While Mitigation Measures AIR-1 through AIR-3 would require the implementation of measures
that minimize the generation of GHG emissions from area sources and from the energy sector,
the extent of development associated with the proposed project would continue to exceed the
South Coast AQMD bright-line GHG emissions threshold, resulting in significant and unavoidable
impacts with respect to GHG emissions. As such, impacts would be cumulatively considerable.

Hazards and Hazardous Materials

The project site is in a fully urbanized area surrounded by residential, commercial, and
recreational uses, where heavy industrial activities and associated hazardous materials are not
common. Cumulative construction activities in the area could encounter or generate hazardous
materials from historical land uses; however, all projects including the proposed project must
comply with federal and state hazardous materials regulations enforced by DTSC, the RWQCB,
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and the CUPA. Cumulative operational activities would involve typical residential and
commercial uses that store and use only small quantities of common household or consumer-
grade hazardous materials under CUPA oversight. As a result, cumulative operational impacts
related to hazardous materials use or accidental release would be less than significant.

The proposed project includes mitigation requiring soil screening and management, hazardous
building materials abatement, and imported fill testing (Mitigation Measures HAZ-1a through
HAZ-1c). Other cumulative projects with similar site histories would implement comparable
measures, ensuring that the proposed project’s contribution would not be cumulatively
considerable. Impacts would be less than significant.

No cumulative projects introduce substantial hazardous emissions within 0.25 miles of a school.
The project site and surrounding urbanized area are not listed on the Cortese List. The proposed
project is also outside airport land use influence zones and High or Very High Fire Hazard
Severity Zones; therefore, no cumulative aviation or wildland fire hazards would occur. Impacts
would be less than significant.

Some cumulative projects may involve off-site roadway improvements that temporarily affect
evacuation routes. The Harbor Boulevard/Proposed Secondary Access-Harbor Center
intersection could contribute to short-term disruptions; however, Mitigation Measure HAZ-2
requires a Construction Traffic Management Plan with detours and emergency access
provisions, similar to requirements for other roadway projects in the area. With these
measures, the project would not make a cumulatively considerable contribution to impacts on
emergency response or evacuation routes. Impacts would be less than significant.

Hydrology and Water Quality

HYDROLOGY AND DRAINAGE

Cumulative projects within the Lower Santa Ana River Watershed could increase impervious
surface areas and, consequently, increase local runoff rates at individual project sites. However,
projects within the watershed, both within and outside the City, would be required to manage
stormwater runoff in accordance with applicable NPDES permits, including the regional MS4
permit, or equivalent permits issued by the Santa Ana RWQCB or other applicable regulatory
agencies. These requirements include implementation of site design, source control, and
treatment control BMPs, including LID measures, to maintain or reduce post-development
runoff rates and volumes to the extent feasible.

In addition, projects in the City would be required to comply with applicable municipal code
provisions and drainage design standards (Title 13, Chapter 5), and projects outside the City
would be subject to similar local agency requirements governing drainage and flood control. As
a result, cumulative development would not be expected to substantially alter regional drainage
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patterns or result in significant flooding or drainage impacts. Accordingly, cumulative drainage
impacts would be less than significant, and the proposed project’s contribution would not be
cumulatively considerable.

WATER QUALITY

Cumulative projects have the potential to generate pollutants during both construction and
operation. Construction activities that disturb one acre or more would be required to prepare
and implement SWPPPs to obtain coverage under the State CGP. These plans include erosion
and sediment control measures to minimize pollutant discharges during construction.

During operation, projects within the watershed would be required to implement LID BMPs and
other stormwater treatment measures in compliance with the MS4 permit. In addition, projects
within the City would be required to comply with applicable municipal code provisions (Title 8,
Chapter 3), and projects outside the city would be subject to similar local agency requirements
governing water quality. These measures are designed to reduce pollutants in stormwater
runoff and protect receiving water quality.

Because all cumulative projects would be subject to these regulatory requirements, cumulative
water quality impacts would not be significant. The proposed project would comply with the
same standards and would not contribute to a cumulatively considerable impact. Therefore,
cumulative impacts to water quality would be less than significant.

Land Use and Planning

The area is considered for cumulative impacts in the City of Costa Mesa. Cumulative projects
include the City Housing Element Rezone Project, the SREOC project, and the DDS site. Land use
and zoning regulations are derivatives of a City’s general police power. As shown in Sierra Club v.
County of Napa, 121 Cal. App.4th 1490 (2004), a given project need not be in perfect conformity
with each and every general plan policy. To be consistent, a project must be “compatible with”
the objectives, policies, general land uses, and programs specified in the general plan. The
proposed project would require a General Plan Amendment and Zoning Code Amendment.
Impacts to land uses were analyzed utilizing a consistency analysis with the City of Costa Mesa’s
General Plan and SCAG’s 2040-2050 RTP/SCS. Table 3.10-1 of the Draft EIR provides an analysis
as to why the proposed project is consistent with SCAG’s adopted RTP/SCS, and Table 3.10-2 of
the Draft EIR provides an analysis of why the proposed project is compatible with the City of
Costa Mesa’s General Plan. Other development projects in the City are also required to
demonstrate consistency with the City’s General Plan and other applicable policies and
regulations governing land use prior to approval.

Implementation of the FDCSP would allow for residential, commercial, and open space land
uses that would mesh and create a unique community within the City of Costa Mesa. The
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proposed project would allow for additional residential and employment opportunities and
provide necessary housing units to meet the City’s RHNA allocation, provide supportive housing,
and infrastructure.

In addition, the proposed project would not physically divide an existing community. As with the
proposed project, other projects would also be required to discuss if the project would
physically divide an established community during the CEQA process. Implementation of
cumulative development, when combined with the proposed project, would not result in
cumulatively considerable land use impacts. Therefore, this impact is less than significant.

Noise

The geographic scope for noise and vibration impacts is generally limited to the local vicinity of
a project site where receptors could experience noise and vibration from the proposed project
in addition to that of other projects combined with the proposed project. If construction of the
proposed project were to overlap with cumulative projects in the vicinity, construction noise
could result in a significant cumulative construction noise impact. Typically, if there are no
planned or approved projects within 500 feet of the proposed project, there is no cumulative
construction noise impact.

For traffic noise, the scope of cumulative impacts account for regional growth at roadway
segments impacted by the proposed project modeled under the Orange County Transportation
Analysis Model and growth from the specific cumulative projects listed in Table 3-1, Cumulative
Projects, in Chapter 3, Environmental Analysis, in the Draft EIR.

CONSTRUCTION NOISE

As shown in Table 3-1 of the Draft EIR, other projects in the vicinity of the proposed project
could overlap with construction of the proposed project. As discussed in Impact Discussion a)
(see Section D), noise levels generated by individual pieces of construction equipment typically
range from approximately 74 dBA to 101.3 dBA Lmax at 50 feet and 67.7 dBA to 94.3 dBA Leq at
50 feet. The City has established and enforces noise standards for construction activity,
including the establishment of hours when construction noise is exempt. The Municipal Code’s
Title 13, Chapter XIll, Section 13-279, exempts construction-related noise between 7:00 a.m.
and 7:00 p.m., Monday through Friday, and between 9:00 a.m. and 6:00 p.m. on Saturdays.
Construction activities are prohibited on Sundays and on the following federal holidays: New
Year’s Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, and Christmas Day.

Therefore, although the potential exists for construction under the proposed project and other
foreseeable development to occur simultaneously and in proximity to one another, construction
equipment operations would operate within the constraints of the City’s Municipal Code.
Implementation of Mitigation Measure NOI-1 would also ensure that construction impacts
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under the proposed project are minimized to the extent feasible and comply with City
standards. Cumulative projects subject to review under CEQA would also be required to
implement construction noise mitigation measures to reduce impacts if necessary. Therefore,
construction noise impacts would not be cumulatively considerable and the proposed project’s
impact would be less than significant.

TRAFFIC NOISE

Cumulative traffic noise levels with project traffic and without project traffic are shown in Table
3.11-5 of the Draft EIR. The Cumulative Year (2045) Without Project scenario represents the
growth in traffic levels associated with other projects and growth in the region and excludes the
proposed project, while the Cumulative Year (2045) With Project accounts for both the growth
in traffic from other projects/regional growth and growth associated with the proposed project.
Therefore, as shown in Table 3.11-5 of the Draft EIR, the proposed project would not contribute
to a cumulatively considerable increase in traffic noise at any studied roadway segments.
Cumulative traffic noise impacts would be less than significant.

OPERATIONAL NOISE

Long-term stationary noise sources associated with the development and activities under the
proposed project, combined with other cumulative projects, could cause local noise level
increases. However, the City’s General Plan policies require the evaluation of development
projects to ensure that noise levels meet the City’s thresholds and standards. Adherence with
these policies would ensure that future development under the proposed project and
cumulative development combined would not create cumulatively considerable stationary noise
sources. Therefore, cumulative operational noise impacts from stationary sources would be less
than significant.

VIBRATION

The potential for a cumulative vibration-related damage impact is minimal as vibration impacts
are based on approximate groundborne vibration levels. Thus, worst-case groundborne
vibration levels from construction are determined by whichever individual piece of equipment
generates the highest vibration levels. Unlike the analysis for average noise levels, in which
noise levels of multiple pieces of equipment can be combined to generate a maximum
combined noise level, multiple vibration sources do not combine to create increased vibration.
Vibration from multiple construction sites, even if they are located close to one another, would
not combine to raise the maximum vibration. Therefore, vibration impacts resulting from
construction of future development under the proposed project would not combine with
vibration effects from cumulative projects in the vicinity and the impact would be less than
significant.
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Population and Housing

The area is considered for cumulative impacts in the SCAG region. Impacts are analyzed using
SCAG’s 2040-2050 RTP/SCS Growth Forecast and cumulative projects in the vicinity of the
proposed project. The SREOC would be constructed prior to the proposed project and not
provide any additional housing and as such is not a population inducing project. The DDS site
would provide additional DDS units which are specifically for persons of intellectual and
developmental disabilities at one person per household for the permanent supportive housing
and would not include a substantial growth in population or dwelling units. The City’s
Neighborhoods Where We All Belong Housing Element Rezone Project would result in
approximately 21,522 units (RHNA allocation, Housing element [except the Fairview
Development Center site], and Measure K sites). The identified cumulative projects further
enable Costa Mesa’s implementation of its RHNA allocations for the City and assist in relieving
the housing crisis within the State.

The development of the proposed project in conjunction with the cumulative projects and
housing projects within the SCAG region would contribute to meet existing housing needs and
the backlog of unmet housing needs form the previous decades within the region. Although the
proposed project would not displace housing or people, the identified cumulative development
projects, and other housing projects in the SCAG region, would be subject to the same federal,
State, and local regulations during the CEQA process and would require review of displaced
housing or people. Once approved, the proposed project and other housing projects would
enhance the City’s and State’s housing supply. The proposed project combined with related
housing projects would not result in cumulatively considerable substantial unplanned
population or housing growth since the development of such housing would benefit residents
by providing unmet housing needs in the region. Thus, the proposed project, combined with
related developments, would not result in cumulatively considerable impacts on population and
housing.

Public Services

FIRE

The area of cumulative effect for fire protection is the City of Costa Mesa. As discussed above,
CMFR states the project would contribute to the need for additional fire protection personnel
and resources, such as a new facility or expanded existing facilities. The project itself would not
need a new or expanded facility, but would contribute to needing a new or expanded facility. In
addition, cumulative development projects that involve residential development would increase
the population in the region and will require the construction or expansion of fire facilities so
that adequate service ratios are maintained. This increase in population would require the
construction or expansion of fire facilities, which could result in adverse environmental impacts.
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Environmental impacts could result from a new or expansion of a CMFR facility; but the size,
and location of such improvements is unknown, and would have to complete applicable
environmental review under CEQA once a project is determined to be needed (Appendix I.1).
However, the FDCSP allows the development of fire protection improvements and a fire station,
if needed, on the project site. Additionally, payment of Fire System Development Fees
(Municipal Code Section 13-270) of cumulative projects would ensure CMFR is able to maintain
fire protection and emergency services, and service demands and response times. Like the
proposed project, cumulative development projects would be reviewed by the CMFR and would
be subject to design requirements, and conditions of approval (if applicable) CMFR could
impose on a project. Impacts would be less than cumulatively considerable.

POLICE

The area of cumulative effect for police services is the City of Costa Mesa. As indicated by
CMPD, full buildout of the proposed project and continued population growth would require
additional personnel and facilities. Cumulative development projects would increase the
population and employment in the region, require additional personnel and the construction or
expansion of police facilities so that adequate service ratios are maintained. The City and CMPD
are currently discussing the need for a new Westside Substation to meet existing service needs
and is expected to be five years away. The construction or expansion of police facilities, could
result in adverse environmental impacts. Such a facility would have to complete applicable
environmental review under CEQA, and location and size of the potential future facility, is not
known at this time (see Appendix I.1 of the Draft EIR). However, if needed, the FDCSP allows the
development of a police sub-station within the project site and can be within the up to 2-acre
fire department station. Like the proposed project, cumulative development projects would
include site design concepts to reduce the potential of unwanted activity on their respective
sites and comply with applicable regulatory requirements related to security and safety.
Additionally, cumulative development projects contributions of taxes to the City’s General Fund
would ensure CMPD is able to maintain existing police services, officer/staff levels, and
performance standards for 911 calls. Impacts would be less than cumulatively considerable.

SCHOOLS

The area considered for cumulative analysis is the service area of the NMUSD. Cumulative
development projects that involve residential development would increase the public-school
population in the region and require the construction or expansion of school facilities so that
adequate service ratios are maintained. This increase in student population would require the
construction or expansion of school facilities, which could result in adverse environmental
impacts. As discussed above, under state law, development projects are required to pay
established school impact fees in accordance with SB 50 at the time of building permit issuance.
The funding program established by SB 50 has been found by the Legislature to constitute “full
and complete mitigation of the impacts of any legislative or adjudicative act...on the provision of
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adequate school facilities” (Government Code Section 65995[h]). The fees authorized for
collection under SB 50 are conclusively deemed full and adequate mitigation of impacts on
school district facilities. Furthermore, cumulative school projects require discretionary actions
and would be required to demonstrate compliance with CEQA prior to project approval. The
proposed project would not combine with areawide growth to result in cumulatively
considerable impacts to school services. Impacts would be less than cumulatively considerable.

PARKS

Growth within the City would increase demand for parks and recreational facilities. The
identified cumulative development listed in Chapter 3, Environmental Analysis, of the Draft EIR
and other projects within the City would contribute to an increase in parks and recreational
facilities. The cumulative population and the proposed project would be subject to the same
federal, State, and local regulations. Cumulative projects would develop their own parkland or
open space on-site and, if deemed necessary, pay Park and Recreation Impact Fees. In addition,
the identified cumulative projects would also pay property, sales, and utility taxes and fees
supporting the City’s General Fund, part of which would be available for the operation and
development of new parks and recreational facilities.

Based on the 2023 American Community Survey, the City of Costa Mesa’s population is 110,523
persons and is served by approximately 381.67 acres of park space, resulting in 3.45 acres of
parkland per 1,000 residents. To achieve the General Plan Policy OSR-1.18, the City would need
to provide 471 acres of parkland within the City, which is approximately 89 acres of additional
parkland citywide. Therefore, the City is currently considered parkland deficient, and various
areas throughout the City are considered underserved by parkland. While the City is considered
park deficient based on the City’s General Plan policy, residents in Costa Mesa have access to
regional parks that are not counted towards the City’s park standard, including Talbert Regional
Park (180 acres), the Santa Ana River Trail, and Mile Square Regional Park (607-acres). In
addition, many residents of Costa Mesa are in close proximity to Huntington State Beach,
Newport Beach, and other beaches in the vicinity. Nearby regional parks and beaches help
offset local parkland demands.

Moreover, the FDCSP would not cumulatively contribute to the City’s parkland deficit because
the FDCSP would require development within the plan area to achieve the City’s higher
standard of 4.26 acres per 1,000 people, and thus meet General Plan Policy OSR-1.18.
Therefore, cumulative impacts of the proposed project would be less than significant through
land dedication, park improvements, and in lieu fees. Impacts of the proposed project would
not be cumulatively considerable.
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LIBRARY

The area considered for cumulative analysis is the service area of the Costa Mesa library system.
Orange County Public Library identified that Mesa Verda Library is recommended for ADA and
modernization improvements (see Appendix I.1 of the Draft EIR). Cumulative development
projects that involve residential development would increase the population in the region and
require the construction or expansion of library facilities so that adequate service ratios are
maintained. This increase in population would require the construction or expansion of library
facilities, which could result in adverse environmental impacts. Environmental impacts could
result from expansion of the Mesa Verde Library; but the size of the expansion is currently
unknown, and the Orange County Public Library project would have to complete applicable
environmental review under CEQA once a project is determined to be needed. Additionally,
payment of property taxes and development impact fees of cumulative projects would ensure
Orange County Public Library is able to maintain existing library services, and standards for its
space and collections. Impacts would be less than cumulatively considerable.

Recreation

Growth within the City would increase demand for parks and recreational facilities. Other
cumulative projects within the City would contribute to an increase in parks and recreational
facilities. The cumulative population and the proposed project would be subject to the same
federal, State, and local regulations. Cumulative projects would develop their own parkland or
open space on-site and, if deemed necessary, pay Park and Recreation Impact Fees. In addition,
the identified cumulative projects would also pay property, sales, and utility taxes and fees
supporting the City’s General Fund, part of which would be available for the operation and
development of new parks and recreational facilities.

Based on the 2023 American Community Survey, the City of Costa Mesa’s population is 110,523
persons and is served by approximately 381.67 acres of park space, resulting in 3.45 acres of
parkland per 1,000 residents. To achieve the General Plan Policy OSR-1.18, the City would need
to provide 471 acres of parkland within the City, which is approximately 89 acres of additional
parkland citywide. Therefore, the City is currently considered parkland deficient, and various
areas throughout the City are considered underserved by parkland. While the City is considered
park deficient based on the City’s General Plan policy, residents in Costa Mesa have access to
regional parks that are not counted towards the City’s park standard, including Talbert Regional
Park (180 acres), the Santa Ana River Trail, and Mile Square Regional Park (607-acres). In
addition, many residences of Costa Mesa are in close proximity to Huntington State Beach,
Newport Beach, and other beaches in the vicinity. Neary regional parks and beaches help offset
local parkland demands
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Moreover, the FDCSP would not cumulatively contribute to the City’s parkland deficit because
the FDCSP would require development within the plan area to achieve the City’s higher
standard of 4.26 acres per 1,000 people and thus meet General Plan Policy OSR-1.18. Therefore,
cumulative impacts of the proposed project would be less than significant through land
dedication, park improvements, and in lieu fees. Impacts of the proposed project would not be
cumulatively considerable.

Transportation

The cumulative study area for transportation impacts includes the City of Costa Mesa and the
local roadway network providing access to and around the project site. Cumulative projects
consist of planned residential, commercial, and community developments in Costa Mesa.

PROGRAM, PLAN, ORDINANCE, OR POLICY ADDRESSING THE CIRCULATION
SYSTEM

The proposed project would not conflict with plans listed in Impact Discussion a) (see Section
C), which address the circulation system, including transit, roadway, bicycle, and pedestrian
infrastructure. Transportation improvements in the Costa Mesa are implemented through a
coordinated planning and development process whereby individual projects are required to
construct or fund improvements necessary to maintain safe and efficient circulation as growth
occurs. Consistent with this framework, the proposed project would include both on-site and
off-site roadway improvements that enhance connectivity and provide safe and efficient access
to the proposed project. Specifically, the proposed project would improve multimodal
connectivity between the project site and surrounding neighborhoods through proposed
roadway, bicycle, and pedestrian network. These improvements would enhance vehicle,
pedestrian, and bicycle safety and would integrate the project site into the existing and planned
circulation network. By improving local access and circulation, the proposed project would
support planned transportation improvements in the area and would not create conditions that
would contribute to a significant cumulative impact. Impacts would be less than significant.

VMT

The VMT modeling and forecasting analysis for the proposed project indicates that it would
generate lower O-D method and boundary method VMT per service population compared to
the adopted threshold for the Cumulative Year 2045 conditions, as detailed in Table 3.15-4 and
Table 3.15-5 of the Draft EIR, respectively. Therefore, the proposed project does not create
conditions that would contribute to a significant cumulative impact. Impacts would be less than
significant.
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GEOMETRIC DESIGN FEATURES

The proposed project would establish its own internal circulation system, designed specifically
for the project site. The proposed project includes development and design standards that
ensure roadway geometry. In addition, the off-site improvements and the proposed circulation
network would enhance traffic operations and connectivity on surrounding local roadways,
improving vehicle flow, pedestrian safety, and multimodal access. By providing a well-designed
internal circulation system and coordinated off-site improvements, the proposed project would
prevent the introduction of hazardous geometric conditions and would support safer, more
efficient movement throughout the local roadway network. Impacts would be less than
significant.

EMERGENCY ACCESS

Because Harbor Boulevard serves as an emergency evacuation corridor, temporary construction
may disrupt access during an emergency. However, Mitigation Measure T-1 mandates
maintaining emergency access, coordinating with emergency responders, and establishing
alternative routes to ensure continued functionality. Construction would comply with city
requirements and management practices. Similar measures would apply to future projects,
protecting emergency operations during cumulative activities. With these mitigation measures
in place, sufficient internal circulation, emergency access, and regional connectivity would be
maintained throughout construction and long-term use, preventing significant cumulative
impacts. Therefore, the proposed project would not cumulatively contribute to transportation
impacts. Cumulative impacts are less than significant.

Tribal Cultural Resources

Cumulative impacts to TCRs would occur when the impacts of the proposed project, in
conjunction with other projects and development in the City, result in multiple and/or
cumulative impacts to TCRs in the area. The Sacred Lands File search identified a positive result,
which indicates that sacred lands are located within the NAHC search radius. Future
development within the surrounding area may result in a positive result and would involve a
degree of earthwork, and therefore would contribute to a regionwide cumulative risk to TCRs.
Similar to the proposed project, other development projects would involve grading, excavation,
utility trenching, and other earthwork that could inadvertently uncover previously unknown
TCRs. As with the proposed project, each related cumulative project would be required to
comply with SB 18, AB 52, and PRC Section 21083.2(i), which addresses tribal consultation and
accidental discoveries of archaeological sites and resources, including tribal cultural resources.

As discussed above, the proposed project incorporates Mitigation Measures TCR-1, TCR-2, and
TCR-3 to ensure that any unanticipated finds are properly identified, evaluated, and protected in
compliance with federal, State, and local policies. Future projects would incorporate project
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specific mitigation measures to ensure impacts to TCRs are limited. With these mitigation
measures in place, the proposed project’s incremental contribution to cumulative cultural-
resource impacts would be less than significant with mitigation, and the proposed project’s
impacts would not be cumulatively considerable.

Utilities and Service Systems

The geographic context for the cumulative impact analysis varies by resource type. For water
supply, the analysis focuses on the Mesa Water service area, while sewer infrastructure is
considered within the CMSD service area. Stormwater infrastructure is evaluated in the context
of the City of Costa Mesa, and solid waste impacts are considered within the areas served by
the Frank R. Bowerman Sanitary Landfill. Energy infrastructure is analyzed within the SCE
service area, natural gas within SCG’s service area, and telecommunications impacts are
evaluated within the applicable service provider’s network.

WATER

Mesa Water is required to prepare and update its UWMP every five years to plan and provide
water supplies to serve existing and projected demands over a 20-year horizon. The WSA
prepared for the project indicated that with project development, Mesa Water will still have the
capability to serve all of the water retailers within its service area with sufficient water supplies
during normal conditions as well as single-dry years and multiple-dry years. The types of
projects that are subject to the WSA requirements of SB 610 tend to be larger projects that may
or may not have been included in the growth projections of the UWMP. The water supply
assessment for such projects would evaluate the quality and reliability of existing and projected
water supplies as well as alternative sources of water supply and measures to secure alternative
sources if needed. Compliance with regulatory requirements that promote water conservation,
such as a Water Shortage Contingency Plan, the requirements of CALGreen and the City’s Water
Efficient Landscape Ordinance, and implementation of other water saving strategies would
assist in ensuring that adequate water supply is available on a cumulative basis. Therefore, it is
anticipated that Mesa Water would be able to supply the demands of the proposed project and
future growth through 2045 and beyond. Therefore, cumulative impacts on the water supply
would be less than significant.

WASTEWATER

Implementation of the proposed project is expected to increase peak wastewater flow rates by
2.378 MGD. The OCSD Plant No. 1 currently has a residual treatment capacity of 69 MGD.
Therefore, the proposed project would not exceed the capacity of Plant No. 1. Additionally,
wastewater generation for the proposed project is based on factors approved by CMSD and
incorporates conservative assumptions to ensure system reliability. These factors are slightly
higher than water demand estimates because water supply calculations generally exclude
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exterior uses that do not enter the sewer system. This conservative approach ensures that
cumulative impacts on wastewater infrastructure are not underestimated.

Future development in the CMSD service area would be required to comply with all applicable
regulations and ordinances. Project applicants would be required to pay wastewater connection
fees and annual sewer service charges for residents or monthly service charges for non-
residential development. These fees would fund continued improvements to the wastewater
collection and treatment system.

Therefore, with continued compliance with applicable regulations and future reductions in
wastewater demands with water conservation efforts, cumulative development would not
exceed wastewater collection or treatment capacities. Cumulative impacts would be less than
significant.

STORMWATER INFRASTRUCTURE

Cumulative projects in the City could increase impervious surfaces and local runoff volumes.
However, projects are required to capture and infiltrate runoff per the regional NPDES MS4
permit. Compliance with the MS4 permit ensures on-site retention of runoff from design storm
events, and the LID Standards Manual provides guidance for stormwater quality control
measures. These measures minimize the potential for exceedance of drainage system capacity.
No significant cumulative drainage impact would occur, and the proposed project’s impacts
would not be cumulatively considerable. Therefore, this impact is less than significant.

SOLID WASTE

Multiple landfills service the City of Costa Mesa; however, majority of solid waste goes to Frank
R. Bowerman Sanitary Landfill. Collectively, these landfills would be able to service projects in
Costa Mesa. Cumulative projects would comply with CALGreen construction waste diversion
requirements. State mandates, including AB 939, AB 341, AB 1826, and SB 1383, require
expanded recycling, organics diversion, and waste reduction programs that are expected to
decrease the amount of waste disposed of in landfills over time. Given the availability of landfill
capacity, the regional nature of solid waste management, and continued compliance with
applicable federal, State, and local regulations, the proposed project’s incremental contribution
to cumulative solid waste impacts would not be considerable. Therefore, cumulative solid waste
impacts would be less than significant.

ENERGY INFRASTRUCTURE

Cumulative energy demand would primarily be served by SCE and SoCalGas. The proposed
project would require new or expanded on-site and off-site electrical infrastructure to meet
demand; however, these improvements are typical urban utility upgrades, designed to minimize
environmental effects. All future projects developed within the SCE and SoCalGas service areas
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would implement the requirements of the California Energy Code and CALGreen Building Code.
New buildings would also use new energy-efficient appliances and equipment, pursuant to the
Appliance Efficiency Regulations. Counties and cities review project design plans against these
codes and ensure compliance before issuing construction permits. These measures would
reduce the overall consumption of electricity and natural gas. Cumulative projects in the SCE or
SoCalGas service areas would similarly undergo individual CEQA review to ensure adequate
infrastructure and mitigate potential impacts. Therefore, cumulative impacts on energy
infrastructure, including SREOC facilities, would be less than significant.

OTHER UTILITIES

Similar to the proposed project, future development would install infrastructure supporting
telecommunications in accordance with City requirements. Given the urbanized character of the
City, new conveyance facilities would not significantly alter land use patterns or require unusual
construction. Therefore, cumulative impacts from other utilities would be less than significant,
and the proposed project’s impacts would not be cumulatively considerable. Therefore, this
impact is less than significant.
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SECTION G
FINDINGS ON PROJECT ALTERNATIVES

An EIR must briefly describe the rationale for selection and rejection of alternatives. The lead
agency may make an initial determination as to which alternatives are feasible, and therefore,
merit in-depth consideration, and which ones are infeasible.

Section 15126.6 of the State CEQA Guidelines requires an EIR to describe a range of reasonable
alternatives to the project, or to the location of the project, which could feasibly achieve most
of its basic objectives, but would avoid or substantially lessen any of the significant effects
identified in the EIR analysis. An EIR is not required to consider every conceivable alternative to
a proposed project. Rather, an EIR must consider a reasonable range of alternatives that are
potentially feasible; an EIR is not required to consider alternatives that are infeasible. In
addition, an EIR should evaluate the comparative merits of the alternatives. Therefore, this
section sets forth the potential alternatives to the project analyzed in the EIR and evaluates
them in light of the objectives of the project, as required by CEQA.

Key provisions of the State CEQA Guidelines relating to the alternatives’ analysis (Section
15126.6 et seq.) are summarized below:

= [T]he discussion of alternatives shall focus on alternatives to the Project or its location which
are capable of avoiding or substantially lessening any significant effects of the Project, even
if these alternatives would impede to some degree the attainment of the Project objectives
or would be more costly.” (CEQA Guidelines Section 15126.6[b]).

= “The specific alternative of ‘no project’ shall also be evaluated along with its impact.” (CEQA
Guidelines Section 15126.6[e][1])

= “The no project analysis shall discuss the existing conditions at the time the notice of
preparation is published, or if no notice of preparation is published, at the time
environmental analysis is commenced, as well as what would be reasonably expected to
occur in the foreseeable future if the project were not approved, based on current plans and
consistent with available infrastructure and community services. If the environmentally
superior alternative is the ‘no project’ alternative, the EIR shall also identify an
environmentally superior alternative among the other alternatives.” (CEQA Guidelines
Section 15126.6[e][2])

= “The range of alternatives required in an EIR is governed by a ‘rule of reason’ that requires
the EIR to set forth only those alternatives necessary to permit a reasoned choice. The
alternatives shall be limited to ones that would avoid or substantially lessen any of the
significant effects of the project.” (CEQA Guidelines Section 15126.6]f])
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= “Among the factors that may be taken into account when addressing the feasibility of
alternatives are site suitability, economic viability, availability of infrastructure, general plan
consistency, other plans or regulatory limitations, jurisdictional boundaries..., and whether
the proponent can reasonably acquire, control or otherwise have access to the alternative
site (or the site is already owned by the proponent)” (CEQA Guidelines Section
15126.6[f][1]).

= “Only locations that would avoid or substantially lessen any of the significant effects of the
project need be considered for inclusion in the EIR.” (CEQA Guidelines Section
15126.6[f][2][A])

= “An EIR need not consider an alternative whose effect cannot be reasonably ascertained and
whose implementation is remote and speculative.” (CEQA Guidelines Section 15126.6[f][3])

Alternatives Considered and Rejected During The Scoping/Project
Planning Process

CEQA Guidelines section 15126.6(c) requires EIRs to identify any alternatives that were
considered by the lead agency but were rejected as infeasible during the scoping process and
briefly explain the reasons underlying the lead agency’s determination. CEQA Guidelines section
15126.6(c) provides that among the factors that may be used to eliminate alternatives from
detailed consideration in the EIR are (i) failure to meet most of the basic project objectives, (ii)
infeasibility, or (iii) inability to avoid significant environmental impacts. Following is a discussion
of alternatives considered and rejected, along with the reasons that alternative was not
included in the analysis.

ALTERNATIVE DEVELOPMENT AREA

CEQA requires a discussion of alternatives to the project or its location that are capable of
avoiding or substantially lessening any significant effects of the project. The key question and
first step in the analysis is whether any of the significant effects of the project would be avoided
or substantially lessened by putting the project in another location. Only locations that would
avoid or substantially lessen any of the significant effects of the project need be considered for
inclusion in the EIR (CEQA Guidelines, Section 15126.6[f][2][A].) An alternative location to the
project site could avoid impacts associated with the removal or alteration of buildings that
contribute to the FDC Historic District. However, no feasible alternative site has been identified
that could accommodate development on a similar scale while meeting the proposed project
objectives and addressing the City’s housing needs. The City’s 6th Cycle Housing Element
identifies the FDC property as a key opportunity site capable of accommodating a minimum of
2,300 residential units, including units that would help meet the City’s RHNA. While other
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opportunity sites are identified in the Housing Element, the FDC property is the largest listed
site and one of the few capable of accommodating development at the scale proposed.

Finding

Because of the project site’s suitability, characteristics, redevelopment goals, and size, an
alternative project location would not be a feasible alternative to meet the proposed project’s
objectives. Accordingly, an alternative site is considered infeasible and is rejected from further
analysis.

REDUCED DENSITY BELOW HOUSING ELEMENT

This alternative assumes the FDCSP would allow a lower maximum number of residential units
than the proposed project (4,000 units) and the Housing Element (2,300 units). Under this
alternative, the project site would still be redeveloped with residential and mixed-use
development but at a reduced density below the Housing Element. Reducing the number of
housing units would result in the reduction of population-related impacts, such as vehicle trips,
water demand, wastewater generation, and operational greenhouse gas emissions. However,
because the project site would still be developed, this alternative would not reduce impacts
related to the physical development footprint, including impacts associated with site
disturbance or impacts to historical resources.

As a result, many environmental impacts associated with redevelopment of the project site
would remain similar to those of the proposed project. In addition, State housing law limits the
use of reduced residential density as a mitigation measure or project alternative. Public
Resources Code Section 21159.26 provides that for projects that include housing development,
a public agency may not reduce the proposed number of housing units as a mitigation measure
or project alternative if another feasible mitigation measure or alternative would provide a
comparable level of environmental impact reduction.

Finding

Because the FDC site is identified in the City’s Housing Element as a key site to accommodate
future housing development, reducing the allowable residential density below what is identified
in the Housing Element would conflict with the City’s ability to meet its RHNA obligations. For
these reasons, the Reduced Density Below Housing Element Alternative would not meet key
proposed project objectives related to providing housing and implementing the City’s Housing
Element and State housing directives for the project site.

FULL ADAPTIVE REUSE

The Full Adaptive Reuse Alternative assumes that all existing buildings and project site features
within the FDC property would be retained and adaptively reused, with no demolition of
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existing structures or the walkways connecting them. Under this alternative, redevelopment of
the project site would be limited to rehabilitation and reuse of the existing building stock to
accommodate the proposed project’s land uses. Since the majority of the buildings on the
project site contribute to the FDC Historic District, retaining and reusing all existing structures
could reduce or avoid impacts associated with the demolition.

However, a significant impact would still occur from alteration of historic resources because
modifications to facilitate adaptive reuse, including structural upgrades, seismic retrofitting, and
compliance with building and safety codes, could result in changes in the physical characteristics
that convey the historical significance of contributing resources. Therefore, impacts on historical
resources would be reduced but not to a less than significant level under this alternative. This
alternative would also face feasibility constraints due to the presence of hazardous materials
associated with prior site uses. Given the widespread distribution of hazardous materials,
existing buildings would require remediation, abatement, and, in some cases, structural
upgrades to address contamination and meet current health and safety standards prior to
occupancy. In some instances, the level of contamination or physical deterioration would make
rehabilitation infeasible.

In addition, the existing buildings at the project site were originally designed for institutional
purposes related to the former FDC and are low density and not suited for modern residential
development. Even with rehabilitation, these buildings would not accommodate the planned
number of housing units for the proposed project but would necessitate demolition of buildings
to reach the residential capacity. Therefore, restricting development to only adaptive reuse does
not align with the planning goals for the project site under the City's General Plan or SB 188.

Finding

The Full Adaptive Reuse Alternative would not meet key proposed project objectives related to
housing production, site planning, and implementation of the FDCSP. In addition, physical
constraints related to hazardous materials may limit the feasibility of rehabilitating all existing

structures. Accordingly, this alternative is considered infeasible and is rejected from further
analysis.

INCREASED PARKLAND

To meet the City’s parkland standard of 4.26 acres per 1,000 residents, the proposed project
would need to accommodate approximately 28 additional acres of parkland on the project site
in addition to the required 14 acres of open space under the FDCSP. This alternative would
therefore result in a substantial reduction in developable area, resulting in decreased building
footprints and overall project site coverage for residential land uses. Though increased building
heights could theoretically offset this reduction, height restrictions associated with the nearby
SREOC radio tower and the need to maintain compatibility with surrounding land uses would
present constraints to ensuring that the proposed project’s full development capacity is
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maintained. As a result, accommodating the additional parkland would reduce overall
development capacity, including the number of housing units (4,000 units) that could be
provided by the project site.

Finding
The Increased Parkland Alternative that would allocate over 44 percent of the land area for

parkland would not meet key proposed project objectives related to providing housing.
Therefore, this alternative is considered infeasible and is rejected from further analysis.

REMOVAL OF THE SECONDARY ACCESS POINT

This alternative would result in the elimination of the Harbor Boulevard/Proposed Secondary
Access-Harbor Center intersection redesign from the proposed project. However, this
alternative is infeasible because the secondary access is required for the 4,000-unit
development under the California Fire Code (CFC, Title 24, Part 9, Appendix D, Section D106.2),
which states that projects with more than 200 dwelling units require two separate and
approved fire apparatus access roads, regardless of whether a sprinkler system is provided.
Eliminating this secondary access would therefore create a safety deficiency and would be
inconsistent with state fire safety regulations. Although this alternative could reduce footprint-
related impacts on the project site by reducing ground disturbance, any reductions in biological
or cultural resource impacts would be minor because the golf course is already developed and
the disturbance related to the secondary access is limited. This alternative would not reduce
impacts that have been determined to be significant and unavoidable, including air quality,
greenhouse gases, and cultural (historical) resources.

Finding

This alternative was considered but rejected from further analysis due to infeasibility based on
safety, regulatory requirements, and its inability to reduce environmental impacts.

Alternatives Selected for Further Analysis

The following alternatives were determined to represent a reasonable range of alternatives with
the potential to feasibly attain most of the basic objectives of the proposed project but avoid or
substantially lessen any of the significant effects of the project.

= Alternative 1: No Project/ No Development
= Alternative 2: No Project Alternative
= Alternative 3: Partial Adaptive Reuse of Historic District
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ALTERNATIVE 1: NO PROJECT/ NO DEVELOPMENT

CEQA Guidelines Section 15126.6(e) requires evaluation of a “No Project” Alternative. > Under
the No Project/ No Development Alternative, the proposed project would not be approved, and
the project site would remain in its current condition under State ownership. The project site is
currently owned by the California Department of General Services (DGS) and the Department of
Developmental Services (DDS). The proposed project includes General Plan and zoning
amendments to establish a Specific Plan framework that would facilitate the State’s disposition
of the property. In the absence of project approval, these changes would not occur. This
alternative assumes that the State would not proceed with the disposition process, including
selection of a Master Developer or transfer or lease of the property for redevelopment.

Because the project site is no longer used for its original institutional purpose and is not
anticipated to be reoccupied for such uses, the property would likely remain vacant and
underutilized. Over time, existing structures and site improvements could continue to
deteriorate in the absence of reinvestment or redevelopment. As no new development would
occur, this alternative would not result in environmental impacts associated with construction
or operation activities, population growth, increased traffic, or additional demand for public
services and utilities. As a result, many of the environmental impacts identified for the proposed
project would be avoided or reduced under this alternative.

Finding

This alternative would generally result in impacts that are reduced compared to the proposed
project across most environmental topics, except for aesthetics, land use and planning,
population and housing, and recreation which would be greater in comparison to the proposed
project. In addition, significant and unavoidable impacts from air quality, biological resources,
GHG, and cultural resources would be eliminated under this alternative. Additionally, this
alternative would not achieve any of the proposed project objectives. As a result, this
alternative was rejected from further consideration.

As described in these Findings of Fact, the proposed project would result in less than significant
impacts, or impacts that can be mitigated to less than significant. For significant and

2 Pursuant to CEQA Guidelines Sections 15125 and 15126.6(e), The No Project Alternative, as defined by CEQA
Guidelines, differs from the environmental baseline, which represents existing conditions at project initiation.
While the baseline serves as a reference for assessing environmental impacts, the No Project Alternative outlines
anticipated future conditions if the project is not approved, allowing for a comparison of outcomes between
project approval and non-approval. Typically, this alternative implies that the site will remain unchanged unless
other foreseeable actions are anticipated. In this instance, the baseline includes the current state of the site,
specifically the vacant Fairview Developmental Center campus, under State ownership. The No Project/No
Development Alternative assumes that proposed amendments will not be approved and that the property
would not be developed, leading to the continuation of these existing conditions into the future.
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unavoidable impacts, the City has determined that these impacts are acceptable because
specific overriding economic, legal, social, technological, or other benefits, including regionwide
or statewide environmental benefits, of the proposed project outweigh its significant effects on
the environment, as described in the Statement of Overriding Considerations.

ALTERNATIVE 2: NO PROJECT (GENERAL PLAN BUILDOUT/NO SPECIFIC PLAN)

Under this alternative, the FDCSP would not be adopted, and no comprehensive planning
framework or Master Developer would guide redevelopment of the project site. Instead, the
project site would remain subject to the existing City of Costa Mesa General Plan land use
designations and zoning regulations. In contrast to the proposed project, which establishes a
coordinated Specific Plan, this alternative assumes that any future development would not have
a unifying land use plan and would instead proceed on a project-by-project basis. Under this
alternative, the project site would be subject to the Surplus Land Act and would need to be sold
or leased accordingly, as Senate Bill (SB) 188 exempts the site only for purposes of
implementing the City’s Specific Plan. While the existing General Plan land use designations and
zoning would remain in place, the project site would still likely be redeveloped over time
consistent with applicable State laws, the City’s General Plan, and the development capacity
identified in the City’s 6th Cycle Housing Element.

Finding

This alternative would result in impacts that are similar to or reduced compared to the
proposed project except for land use and recreation impacts, which would be greater. Impacts
related to air quality, energy, greenhouse gas emissions, population and housing, public
services, and transportation would be reduced due to the lower development intensity.
However, impacts related to land use and planning and recreation would be greater because
development would occur incrementally without a coordinated Specific Plan framework,
resulting in less efficient land use patterns. Other impact areas would be similar to the proposed
project, and significant and unavoidable impacts particularly related to air quality, biological
resources, greenhouse gas emissions, and historical resources would not be eliminated.

This alternative would meet the objective of contributing to the City’s RHNA by accommodating
residential development on the project site. However, it would only partially meet objectives
related to mixed-use community development and provision of open space and recreation due
to the lack of a cohesive planning framework. Additionally, this alternative would not meet
objectives related to improving connectivity and mobility or optimizing land use and community
integration, because development would be on a project-by-project basis without a
comprehensive, coordinated vision. As a result, this alternative was rejected from further
consideration.
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As described in these Findings of Fact, the proposed project would result in less than significant
impacts, or impacts that can be mitigated to less than significant. For significant and
unavoidable impacts, the City has determined that these impacts are acceptable because
specific overriding economic, legal, social, technological, or other benefits, including regionwide
or statewide environmental benefits, of the proposed project outweigh its significant effects on
the environment, as described in the Statement of Overriding Considerations.

ALTERNATIVE 3: PARTIAL ADAPTIVE REUSE OF HISTORIC DISTRICT

The Partial Adaptive Reuse of Historic District Alternative assumes that portions of the existing
FDC district that contribute to the historic district, such as selected buildings, landscape
features, pathways, and the overall campus layout, would be preserved and incorporated into
the redevelopment of the project site. Under this alternative, the proposed project would
prioritize the retention and adaptive reuse of existing buildings and project site elements to the
greatest extent feasible, based on structural condition, safety considerations, and the ability to
remediate hazardous materials. Buildings that cannot be feasibly rehabilitated due to safety
concerns or other constraints would be demolished and replaced with new development.

This alternative assumes that the overall development capacity of the project site would remain
consistent with the proposed project (i.e. up to 4,000 units) to meet housing objectives for the
property. However, because some existing buildings would be retained and reused, new
development may need to be reconfigured to accommodate the preserved structures and
campus features. As a result, new buildings may be taller or development patterns may be more
compact in certain areas of the project site to achieve similar housing capacity.

Finding

This alternative would result in impacts that are similar to the proposed project, with some
reduced impacts. Notably, impacts on cultural (historical) resources would be reduced due to
the preservation and adaptive reuse of a portion of the Historic District. Air quality and
greenhouse gas emissions associated with construction may also be incrementally reduced due
to decreased demolition and material use. However, this alternative would not avoid significant
and unavoidable impacts identified for the proposed project, including those related to air
quality biological resources, and greenhouse gas emissions. Most other environmental topics
would result in impacts similar to the proposed project due to comparable development
intensity and land uses.

This alternative would meet most of the proposed project objectives, including contributing to
RHNA obligations, promoting a mixed-use community, and optimizing land use through a
coordinated redevelopment approach. However, it would only partially meet the objective of
enhancing open space and recreation access, as retention of existing buildings and project site
features may constrain the amount and configuration of new recreational amenities. In
addition, this alternative would not fully meet the objective of improving connectivity and
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mobility, as preservation of existing site layouts and circulation patterns could limit the ability to
implement an optimal, fully integrated multimodal circulation network. As a result, this
alternative was rejected from further consideration.

As described in these Findings of Fact, the proposed project would result in less than significant
impacts, or impacts that can be mitigated to less than significant. For significant and
unavoidable impacts, the City has determined that these impacts are acceptable because
specific overriding economic, legal, social, technological, or other benefits, including regionwide
or statewide environmental benefits, of the proposed project outweigh its significant effects on
the environment, as described in the Statement of Overriding Considerations.

Environmentally Superior Alternative

In addition to the discussion and comparison of impacts of the proposed project and the
alternatives, CEQA Guidelines Section 15126.6 requires that an “environmentally superior”
alternative be selected and the reasons for such a selection be disclosed. In general, the
environmentally superior alternative is the alternative to the proposed project that has the
potential to reduce the proposed project’s significant impacts on the environment to the
greatest extent feasible.

Identification of the environmentally superior alternative is an informational procedure, and the
alternative to the proposed project selected may not be the alternative to the proposed project
that best meets the goals or needs of the City of Costa Mesa. Because CEQA Guidelines Section
15126.6(c) requires an evaluation of a reasonable range of alternatives to the proposed project,
the proposed project under consideration cannot be identified as the environmentally superior
alternative. Additionally, in accordance with CEQA Guidelines Section 15126.6(e)(2), if the
environmentally superior alternative is the “no project” alternative, the EIR shall also identify an
environmentally superior alternative from among the other alternatives.

The following alternative has been identified as “environmentally superior” to the proposed
project:

= Partial Adaptive Reuse of Historic District Alternative

The Partial Adaptive Reuse of Historic District Alternative has been identified as the
environmentally superior alternative because it would either lessen or result in similar impacts
as the proposed project; however, it would not avoid any significant and unavoidable impacts.
This alternative would reduce impacts to historical resources and incrementally reduce
construction-related air quality and greenhouse gas emissions due to reduced demolition and
material use, while partially achieving the benefits of the project objectives.
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CEQA does not require the lead agency (the City of Costa Mesa) to choose the environmentally
superior alternative. Instead, CEQA requires the City to consider environmentally superior
alternatives, weigh those considerations against the environmental impacts of the proposed
project, and make findings that the benefits of those considerations outweigh the harm.
“Among the factors that may be used to eliminate alternatives from detailed consideration in an
EIR are: (i) failure to meet most of the basic project objectives, (ii) infeasibility, or (iii) inability to
avoid significant environmental impacts” (CEQA Guidelines Section 15126.6[c]).

The City Council rejects the Partial Adaptive Reuse of Historic District Alternative on the
following grounds, each of which individually provides sufficient justification for rejection of this
alternative: (1) this alternative does not avoid the project’s significant and unavoidable impacts
on the environment; and (2) this alternative meets the project objectives to a lesser extent than
the proposed project. Therefore, the Partial Adaptive Reuse of Historic District Alternative is
eliminated from further consideration.
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SECTIONH
FINDINGS ON ADDITIONAL CEQA CONSIDERATIONS

Significant Irreversible Changes

Section 15126.2(d) of the CEQA Guidelines requires that an EIR discuss whether “Uses of
nonrenewable resources during the initial and continued phases of the project may be
irreversible since a large commitment of such resources makes removal or nonuse thereafter
unlikely.” The discussion shall consider primary and secondary impacts that generally commit
future generations to similar uses, irreversible damage from environmental accidents, and
irretrievable commitments of resources.

The following are the significant irreversible changes that would be caused by the proposed
project if it is implemented:

= Construction of the proposed Fairview Developmental Center Specific Plan would require
the commitment of nonrenewable and/or slowly renewable energy resources, including
gasoline, diesel fuel, and electricity; human resources; and natural resources such as sand
and gravel, steel and other metals, and water.

= Population growth associated with the proposed project would increase vehicle trips over
the long term. Emissions associated with such vehicle trips would contribute to the South
Coast Air Basin’s nonattainment designation for ozone (O3) and particulate matter (PMs
and PMyo).

= The visual character of the project site would be altered by the construction of the new
structures and other various site improvements. This would result in a permanent change in
the character of the project site and on- and off-site views in the project’s vicinity

= Operation of the proposed project would require continued use of electricity, petroleum-
based fuels, fossil fuels, and water.

= Operation of the proposed project would require a continued commitment of social services
and public maintenance services (e.g., police, fire, electricity).

The commitment of resources required for the construction and continued operation of the site
would limit the availability of resources for future generations or for other uses during the life of
the proposed project.

Growth-Inducing Effects

Section 15126.2(e) of the CEQA Guidelines requires that an EIR discuss the ways in which a
proposed project could foster economic or population growth, or the construction of additional
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housing, either directly or indirectly, in the surrounding environment. Typical factors may
include the removal of obstacles to population growth, such as through a major expansion of a
wastewater plant.

This section evaluates the proposed project’s potential to create such growth inducements. As
CEQA Guidelines Section 15126.2(e) requires, “It must not be assumed that growth in an area is
necessarily beneficial, detrimental, or of little significance to the environment.” Negative
impacts associated with growth inducement occur only where the projected growth would
cause significant adverse environmental impacts. To address this issue, potential growth-
inducing effects will be examined through analysis of the following questions.

Would this project remove obstacles to growth, e.g., through the construction or extension of
major infrastructure facilities that do not presently exist in the project area, or through changes
in existing regulations pertaining to land development?

The proposed project is surrounded by urban development on all sides, with residential uses
jointly owned and operated by California Department of Developmental Services (DDS) to the
north, the developing Southern Regional Emergency Operations Center (SREOC) to the
southwest, and the Costa Mesa Country Club the east, west, and south.

As discussed in 3.17, Utilities and Service Systems, of the Draft EIR, extensions of existing utility
facilities and off-site utility connections would provide a sufficient tie-in to the existing utility
systems to accommodate the demands of this project at full buildout. The proposed project
would not require extension of major infrastructure facilities in the project site or the
surrounding area.

To ensure that the proposed project is consistent with the City’s General Plan and Zoning Code,
the City would adopt a General Plan Amendment and Zoning Code Amendment to change the
land use of the project site. The land use designation of the project site would be amended to
align with the residential density allowed for the site under the 2021-2029 Housing Element and
the existing zoning of the project site would similarly be amended to reflect the FDCSP.
Specifically, the City’s Zoning Code and Zoning map would be amended to designate the zoning
of the project site as “Fairview Developmental Center Specific Plan.” Development under the
proposed project would be subject to the development standards, permitted uses, and
administrative processes designated in the FDCSP. Pressure to develop other land in the
surrounding area may derive from regional economic conditions and market demands for
housing, commercial, office, and industrial land uses that may be directly or indirectly
influenced by the proposed project. Proposals may arise to implement various uses (e.g.,
residential or mixed uses) in the vicinity of the project site. However, these would require full
environmental analysis of the impacts of such actions. The proposed project does not propose
changes to any of the City’s building safety standards (i.e., building, grading, plumbing,
mechanical, electrical, or fire codes) to implement this project. The proposed project would

120 PlaceWorks



FAIRVIEW DEVELOPMENTAL CENTER SPECIFIC PLAN FINAL EIR
CITY OF COSTA MESA

FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS

comply with all applicable City plans, policies, ordinances, etc. to ensure that there are no
conflicts with adopted land development regulations and that any environmental impacts are
minimized. Therefore, the proposed project, in and of itself, would not be a precedent-setting
action; however, the approval of high-density residential uses in the project area could influence
owners of neighboring properties to move away from exclusively commercial uses to mixed-use
and/or residential uses. Nonetheless, the impacts of subsequent similar actions would require
environmental analysis and associated mitigation to ensure that such subsequent impacts
would not significantly affect the environment.

Would this project result in the need to expand one or more public services to maintain desired
levels of service?

The proposed project would increase population and housing in the City. The project is
expected to increase demand for fire protection services, police services, school services, and
library services, which would contribute to the need to expand facilities. Although, the fire and
police service letters did not identify a need for expand or new facilities as a result of the
proposed project, the FDCSP permits the development of a fire station, with or without a police
substation, within the project site if deemed necessary by the City to maintain service
standards. However, as substantiated in Section 3.13, Public Services, of the Draft EIR, existing
programs and policies would ensure that the service capability will grow proportionate to the
increase in uses, and impacts to public services and utilities would be less than significant.

Would this project encourage or facilitate economic effects that could result in other activities
that could significantly affect the environment?

During project construction, a number of design, engineering, and construction jobs would be
created. This would last until project construction is completed. Construction employees would
be absorbed from the regional labor force, and the construction of the project would not attract
new workers to the region. The operation of the proposed project would result in an estimated
increase of 9,926 residents and 74 employees (see Section 3.12, Population and Housing, of the
Draft EIR).

Residents of the proposed project would seek shopping, entertainment, employment, home
improvement, auto maintenance, and other economic opportunities in the City of Costa Mesa
and surrounding area. This would increase demand for such economic goods and services and
would, therefore, encourage the creation of new businesses and/or the expansion of existing
businesses that address these needs. The close proximity to the commercial uses on-site and in
the surroundings would result in beneficial impacts to the city’s jobs-housing balance (see
Section 3.12 of the Draft EIR). Therefore, although the proposed project would have a direct
growth-inducing effect, growth generated by the proposed project would not create a
significant effect on the environment.
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Would approval of this project involve some precedent-setting action that could encourage and
facilitate other activities that could significantly affect the environment?

As discussed above, the project would require amendment to the City’s General Plan and Zoning
Code to change the project site’s land use and zoning. The FDCSP land use and zone change
could further induce residential growth in the surrounding commercial areas. Proposals may
arise to implement residential or mixed-use zoning in the vicinity of the project. However, these
would require full environmental analysis of the impacts of such actions. The proposed project
would not change the existing protocol for project approval and would not set a precedent that
would make it more likely for other projects to gain approval of similar applications.

Additionally, standard conditions of approval are required; however, none represent a
precedent-setting action. Moreover, no changes to any of the City’s building safety standards
(i.e., building, grading, plumbing, mechanical, electrical, fire codes) are proposed or required to
implement the proposed project. Therefore, the proposed project would not involve a
precedent-setting action that would encourage and/or facilitate other activities that could
significantly affect the environment.
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SECTION |

FINDINGS ON RESPONSES TO COMMENTS ON THE DRAFT EIR
AND REVISIONS TO THE DRAFT EIR

The Final EIR contains response to comments, clarifications, revisions, and corrections to the
Draft EIR. The focus of the response to comments is on the disposition of significant
environmental issues as raised in the comments, as specified by State CEQA Guidelines Section
15088(b). The City provided written responses to each comment made by a public agency, as
set forth in Section 2 of the Final EIR, pursuant to State CEQA Guidelines Section 15088(b), and
revisions and corrections to the Draft EIR are found in Section 3 of the Final EIR.

City staff has reviewed this material and determined that none of this material constitutes the
type of significant new information that requires recirculation of the Draft EIR for further public
comment under CEQA Guidelines Section 15088.5. None of this new material indicates that the
project will result in a significant new environmental impact not previously disclosed in the
Draft EIR. Additionally, none of this material indicates that there would be a substantial increase
in the severity of a previously identified environmental impact that will not be mitigated, or that
there would be any of the other circumstances requiring recirculation described in Section
15088.5 of the CEQA Guidelines.
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SECTION J
STATEMENT OF OVERRIDING CONSIDERATIONS

CEQA requires decision makers to balance the benefits of the proposed project against its
unavoidable environmental risks when determining whether to approve the project. If the
benefits of the project outweigh the unavoidable adverse effects, those effects may be
considered “acceptable” (CEQA Guidelines, § 15093[a]). CEQA requires the agency to support, in
writing, the specific reasons for considering a project acceptable when significant impacts are
infeasible to mitigate. Such reasons must be based on substantial evidence in the FEIR or
elsewhere in the administrative record (CEQA Guidelines, § 15093 [b]). The agency’s statement
is referred to as a Statement of Overriding Considerations.

Project Benefits In Support of the Statement Of Overriding
Considerations

This section describes the benefits of the proposed project that outweigh the project’s
unavoidable adverse effects and provides specific reasons for considering the project
acceptable. As described in Section B of this document, the proposed project would result in
nine significant and unavoidable impacts. The topical areas with impacts that could not be
mitigated to less than significant are air quality, biological resources, cultural resources, and
GHG emissions. Pursuant to CEQA Guidelines Section15093(c), this statement of overriding
considerations will be included in the record of the project approval and will also be noted in
the Notice of Determination. Each of the benefits identified below provides a separate and
independent basis for overriding the significant environmental effects of the proposed project.

Having reduced the potential effects of the proposed project through all feasible mitigation
measures, as described previously, and balancing the benefits of the proposed project against
its potential unavoidable adverse impacts on air quality, biological resources, cultural resources,
and GHG emissions, the City finds that the following legal requirements and benefits of the
proposed project individually and collectively outweigh the potentially significant unavoidable
adverse impacts.

1. IMPLEMENTS THE OBJECTIVES ESTABLISHED FOR THE PROPOSED PROJECT

The proposed project would implement a specific plan that meets each of the following
objectives outlined for the project (see Section A of this document for full text of the project
objectives).

1. Regional Housing Needs. The proposed project directly meets this objective by establishing
a maximum buildout of up to 4,000 residential units on the project site. The City's 6th Cycle
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Housing Element sites inventory requires that a minimum of 2,300 housing units be
provided at the FDC site. The proposed project would meet the FDC site RHNA for all
affordability tiers.

2. Promote Inclusive, Mixed-Income Community Development. The proposed project
reserves 45 acres for a flexible blend of residential and commercial space, alongside 15
acres specifically dedicated to DDS housing. It permits up to 35,000 square feet of
neighborhood-serving commercial space (such as retail, restaurants, and medical offices)
across the site for optimal accessibility. The proposed project also promotes inclusivity by
requiring a minimum of 200 permanent supportive housing units for individuals living with
disabilities alongside market-rate products.

3. Enhance Open Space and Recreation Access. The FDCSP designates a minimum of 14 acres
of the 95-acre project site strictly for publicly accessible open space. Additionally, the plan
mandates a network of local trails and pedestrian assets, including a required 4,650-linear-
foot multi-use perimeter trail along Shelley Circle that bridges the gap between regional
corridors like the Tanager Drive bike trail.

4. Improve Connectivity and Mobility. The FDCSP details a complete internal roadway
network layered with multimodal infrastructure. This includes a central "Promenade"
corridor featuring a dedicated Class IV separated bicycle track and local grid roads with
sidewalks and shared vehicle/bike lanes. To safely manage traffic volumes for more than
2,300 units, the plan maps out a new secondary vehicular access road cutting through a
reconfigured portion of the adjacent golf course to connect with Harbor Boulevard. It also
establishes gated emergency-only access at Merrimac Way and mandates that the City and
Master Developer coordinate directly with the OCTA to secure public transit stops on-site.

5. Optimize Land Use and Community Integration. The proposed project transforms a fully
vacant, decommissioned 95-acre state hospital site into a master planned community with
design regulations that prioritize consistency with the surrounding community. The FDCSP
recommends the use of a gridded block layout, pedestrian paths, and a central east-west
pedestrian "paseo" to guarantee high walkability. Furthermore, it strengthens local
community identity through the placement of educational, interpretive historical panels
directly along its public trail network.

2. IMPLEMENTS THE CITY OF COSTA MESA’S HOUSING ELEMENT AND
ADDRESSES CRITICAL HOUSING NEEDS

The Housing Element is a required element of Costa Mesa’s General Plan that identifies land in
the City available for housing development and designates the number of units for each site
that would be required to meet the City’s overall affordable housing unit allocation (RHNA). The
City is required by law to ensure that the land use regulations at each of these sites allows
development of the required number of units designated in the Housing Element. The City
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cannot downzone or approve a housing project with fewer units for a site than what was
approved in the Housing Element unless the units are replaced on another site.

The Housing Element identified the FDC property as the largest of its available sites for housing
and requires it to accommodate 2,300 future residential units. Approximately 40 percent of the
residential units projected for this site are intended to meet a portion of the City’s RHNA for
low- (345 units) and very low-income (575 units) households. Program 3B of the Housing
Element specifically directs the City to amend the general plan and draft any appropriate
planning documents and zoning ordinances, complete environmental review, and address the
economic feasibility of future development of a mixed-use development, including mixed-
income housing. As described in Chapter 2, Project Description, of the Draft EIR—specifically,
Table 2-6, Maximum FDCSP Housing Units by RHNA Category—the proposed project would
allow up to 4,000 housing units and requires the provision of affordable units in the amount
required for the FDC site in the Housing Element. The proposed project also involves a General
Plan Amendment and Zoning Ordinance to revise the General Plan land use designation and
zoning for the project site to implement the FDCSP. The City has or is in the process of
completing all steps for adopting and implementing the FDCSP pursuant to Program 3B of the
Housing Element.

The FDCSP would not only allow the City to meet a significant portion of its RHNA but would
also allow for the site to exceed its RHNA-required units and provide even more housing
opportunities for the region to help address the statewide housing crisis.

3. COMPLIES WITH STATE LAWS GOVERNING THE USE AND DISPOSITION OF THE
FDC SITE

Several California state regulations have influenced the development and planned disposition of
the FDC, the most significant of which are SB 82 (2015) (Government Code Section 14670.36)
and SB 188 (2022) (Government Code Section 14670.31). These laws mandate the specific
disposition and use of the FDC site, which would be met through implementation of the
proposed project. SB 82 explicitly directs the FDC property to be used for new housing for the
developmentally disabled. This requirement is fulfilled by the FDCSP’s DDS housing designation,
which applies to 15 acres of the project site and would allow DDS to develop and manage this
housing within the project site. SB 188 directs the City to develop a specific plan for the FDC
property that prioritizes mixed-use and mixed-income development, including at least 200 units
of permanent supportive housing, and open space. The primary intent of the proposed project
is to implement the provisions of SB 188, and adoption of the FDCSP would therefore comply
with this State law.
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4. REDEVELOPS AN UNDERUTILIZED, INFILL SITE

The FDCSP targets the redevelopment of the former Fairview Developmental Center, a fully
decommissioned State-run hospital facility. Because hospital operations have ceased, the 95-
acre facility serves no current use and provides no economic value or community benefits to the
City and its residents. Redevelopment of the FDC site would provide an estimated 74 new
permanent jobs from its commercial component, affordable housing units available to residents
in the city, and publicly accessible open space and recreational facilities. The demolition of
existing buildings on-site would also ensure that hazardous conditions associated with asbestos-
containing materials, lead-based paints, and subsurface groundwater pollution are remediated
at the project site so that future users of the site are not subject to these safety concerns.
Additionally, development of the FDCSP would enhance the visual attributes of the project site
and surrounding area by creating an attractive, well-designed mixed-use community with high-
quality details and design articulation, landscaping, and streetscaping. Provisions in the specific
plan would ensure design details of the proposed project are context sensitive, with high-quality
materials and craftsmanship. The replacement of the FDC site’s existing buildings also provides
the opportunity for the development of new energy-efficient buildings that would meet the
most recent California Green Building Standards Code, therefore providing increased energy
saving compared to reusing or repurposing the site’s existing buildings. The location of the FDC
site in the urbanized area of the city of Costa Mesa and Orange County also lends benefits to
developing a large-scale housing project in the form of reduced vehicle emissions (due to its
accessibility and connectivity to urban amenities and jobs).

5. PROVIDES A COHESIVE, COMPREHENSIVE FRAMEWORK FOR DEVELOPING
THE FDC SITE

The proposed project, in its capacity as a specific plan, ensures that development of this large
piece of property in the city addresses the design and needs of the site in a comprehensive way.
The FDCSP is able to ensure that development at the site is implemented under a unified vision,
with design and land use standards that encourage cohesion but allow flexibility for a developer
to implement a final design that best suits the needs and constraints of the site. Implementing
development of the FDC site as a specific plan also ensures that roads, water, sewer, and
stormwater systems are designed and sized upfront to handle the community's maximum
buildout capacity, avoiding future utility shortfalls and costly retrofits. Similarly, instead of
planning for the provision of parks and recreational space after such space is already needed, a
specific plan can require the planning and development of open space areas in tandem with the
urban uses. Furthermore, a specific plan provides increased efficiency with respect to the
regulatory procedures required for development. For example, adoption of this programmatic
EIR will allow the individual phased developments under the FDCSP to tier from this EIR and
streamline further environmental review. The FDCSP would also streamline the entitlement
process for future development.
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6. PRIORITIZES A VISION FOR THE FDC SITE THAT ADVANCES CLIMATE CHANGE
GOALS AND ENVIRONMENTAL JUSTICE

The key components of the FDCSP are its mixed-use, mixed-income, and multi-modal land use
and design provisions. These components align with the State’s overarching goals to address
climate change and housing needs as well as the City’s own commitment to addressing these
issues, as communicated in its adopted General Plan (see further discussion of project
alignment with the General Plan, below). The intent of mixed-use design is to provide residents
with the ability to access jobs, services, and amenities without use of a personal vehicle by
shortening the distance between the home and these destinations. Multi-modal design furthers
this outcome by providing infrastructure that allows people to access destinations with
transportation modes that produce less GHG emissions per capita than a personal vehicle.
These design concepts also promote active transportation use, such as walking and biking, and
community integration to advance personal health and social cohesion. Providing opportunities
for mixed-income housing also allows the benefits gained from mixed-use and multi-modal
design be shared equally among members of a community. Integrating multiple tiers of housing
affordability within a community also prevents the socioeconomic isolation often caused by
traditional zoning and gives lower-income families and individuals direct, equal access to high-
quality neighborhood amenities, schools, and services.

7. ALIGNS WITH THE GOALS AND VISION OF THE CITY OF COSTA MESA'’S
GENERAL PLAN

As discussed in Section 3.10, Land Use and Planning, of the Draft EIR, the proposed project
would not be inconsistent with any of the goals and policies in the General Plan that provide
direction for development in Costa Mesa. To the contrary, the proposed project specifically
helps to implement many of the General Plan goals, including the following.

= Land Use Goal LU-1: A Balanced Community with a Mix of Land Uses to Meet Resident and
Business Needs

= Land Use Goal LU-5: Adequate Community Services, Transportation System, and
Infrastructure to Meet Growth

= Land Use Goal LU-6: Economically Viable and Productive Land Uses that Increase the City’s
Tax Base

= Land Use Goal LU-8: Promote a range of multiple uses at the Fairview Developmental
Center site

= Growth Management Goal GM-2: Integration of Land Use and Transportation Planning

= Housing Goal HOU-2: Facilitate the creation and availability of housing for residents at all
income levels and for those with special housing needs.

= Housing Goal HOU-3: Provision of Adequate Sites
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= Community Design Goal CD-9: Mixed Use

= Open Space and Recreation Goal OSR-1: Balanced and Accessible System of Parks and Open
Spaces

The proposed project’s consistency with the policies that address these goals is analyzed in
detail in Table 3.10-1, Consistency with General Plan Goals and Policies, of the Draft EIR. Many
of these goals are also linked to other specific project benefits identified in this list. Overall, the
proposed project furthers the General Plan’s vision for development in Costa Mesa and
specifically in the FDC site.

8. PROVIDES HOUSING OPPORTUNITIES FOR SPECIAL NEEDS POPULATIONS

The FDCSP honors the FDC site’s legacy as a state developmental center by directly
incorporating permanent supportive housing (at least 200 units) for individuals with
developmental disabilities as a requirement for development under the FDCSP. Similar to the
benefits associated with the integration of affordability tiers in the plan area, the FDCSP’s
prioritization of housing for underserved, special needs groups addresses a need for equal
access to the types of amenities and living experiences provided by the FDCSP to all members of
a community.

9. REQUIRES THE PROVISION AND INTEGRATION OF PUBLIC OPEN SPACE AT THE
FDC SITE

The intent of the FDCSP is to provide flexibility for the distribution and type of open space on
the project site while ensuring that it meets the standards in the Specific Plan. The FDCSP
establishes a public open space standard of 4.26 acres per 1,000 people. Subject to approval by
the City’s Parks and Community Services Department, this standard can be met by the inclusion
of privately or publicly owned, publicly accessible open spaces at the project site as well as by
land dedication, park improvements, and in-lieu fees. However, the proposed project must
include a minimum of 14 acres of publicly accessible open space. Additionally, at a minimum,
residential uses are required to provide 90 square feet of open space per unit, consisting of
outdoor/indoor common areas; private open space; and privately owned, publicly accessible
open space, such as park areas and plazas. Stand-alone commercial developments are required
to provide a minimum of 5,000 square feet of open space. The proposed project envisions a
development that integrates open space and recreational areas within the urban uses of the
project site.

10.MODERNIZES AGING INFRASTRUCTURE

The proposed project would demolish the existing outdated electrical and natural gas systems
and replace them with modernized distribution lines, transformers, and meters. This ensures
that infrastructure meets current safety codes and reliably supports the buildout of the
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proposed project. Replacement and upsizing of the aging water, wastewater, and storm-
drainage infrastructure at the project site would also help to prevent impacts on nearby
neighborhoods and service areas in the project vicinity.

CONCLUSION

The City of Costa Mesa has independently reviewed and considered the entire administrative
record—the EIR, technical studies, public comments, mitigation measures, alternatives analysis,
mitigation monitoring and reporting program, and all other information presented to the City
Council regarding the proposed project. Based on this review, the City Council has weighed the
project’s significant and unavoidable environmental impacts against the project’s economic,
social, environmental, infrastructure, housing, mobility, recreational, fiscal, and long-range
planning benefits.

The City finds that the proposed project would provide substantial public benefits by, among
other things, advancing implementation of state housing and land use policies; increasing
housing capacity; supporting jobs-housing balance objectives; improving transportation,
mobility, and infrastructure systems; facilitating coordinated long-range planning; expanding
employment opportunities; generating fiscal and economic benefits; and implementing open
space and recreational amenities.

The City Council further finds that the proposed project incorporates all feasible mitigation
measures identified in the EIR and that all feasible mitigation within the City’s authority has
been adopted to reduce environmental impacts to the maximum extent feasible. Nevertheless,
certain significant environmental impacts related to air quality, biological resources, cultural
resources, and greenhouse gas emissions would remain significant and unavoidable even after
implementation of feasible mitigation measures.

The City Council hereby declares that the foregoing benefits provided to the public through the
approval and implementation of the proposed project outweigh the identified significant
adverse environmental impact of the proposed project that cannot be mitigated. The City
Council finds that each of the proposed project benefits separately and individually outweighs
all of the unavoidable adverse environmental effects identified in the EIR and therefore finds
those impacts to be acceptable on the basis of overriding considerations.
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Attachment A Revisions to Appendix J.2 of the Draft EIR
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COMMUNITY DEVELOPMENT DEPARTMENT

MEMORANDUM
TO: Planning Commission

FROM: Melinda Dacey, Principal Planner NO

DATE: August 10, 2026

SUBJECT: August 10, 2026, Planning Commission Public Hearing ltem #1

The August 10, 2026, Planning Commission agenda includes the Draft Environmental
Impact Report (DEIR). Appendix J.2 of the DEIR includes the Transportation Study. Staff
wishes to clarify information pertaining to Intersection #26 at Harbor Boulevard and
Harbor Center (proposed access point).

The Transportation Study typically includes illustrations related to lane geometry and
traffic volumes for northbound, southbound, and westbound legs of intersections. The
published illustration at Intersection #26 did not render the lane geometry in Figure 3
and Figure 6. However, the Transportation Study does include the applicable analysis
at this intersection with existing conditions resulting in Level of Service (LOS) Ain Table
4, and an increase to LOS B (AM Peak) and LOS C (PM Peak) shown in Table 5. Both
Figures have been updated and clouded in red and are provided for the Planning
Commission review and incorporation into their motion for City Council
recommendation. These edits to Figures 3 and 6 do not change the intersection traffic
Level of Service (LOS) analysis nor the CEQA analysis for the Transportation Section
evaluated in the DEIR.

Attachment: Figures 3 and 6

77 FAIR DRIVE, POST OFFICE BOX 1200, COSTA MESA CA. 92628-1200
Building Safety Division (714) 754-5273 Community Improvement Division (714) 754-5638
Housing & Community Development (714) 754-4870 Planning Division (714) 754-5245
www.costamesaca.gov
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Project Assignment
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APPENDIX I.1:
Response to Service Letter and
Questionnaire







= BOARD OF EDUCATION

1 Newport Mesa Krista Weigand « Leah Ersoylu « Michelle Murphy

- —4,  Unified School District Andrea McElroy « Lisa Pearson
1 Ashley Anderson « Carol Crane

February 9, 2026

Jennifer Kelley

Placeworks

700 S. Flower Street, Suite 600
Los Angeles, CA 90017

Subject: Request for Service Provider Information for the Fairview Developmental Center
Specific Plan

Dear Ms. Kelley:

Please see the responses to the questionnaire provided below.

1) Please provide Newport-Mesa Unified School District (NMUSD) current student generation
rates and development impact fees. If possible, please provide the Developer Fee

Justification Study for NMUSD.

As we discussed, the current student generation rates are pending board approval as part of
the Enrollment and Demographic Project study dated November 2025.

Annual and Five-Year Report for Fiscal Year 2024/2025:
https://resources.finalsite.net/images/v1765926509/nmusdus/nmusdus/gatp633njwiwpzm52f
kd/NMUSD_Annual-and-Five-Year-Report_FY2024-2025.pdf

Fee Justification Study:
https://resources.finalsite.net/images/v1746829663/nmusdus/cegp3mflpxgwoiu9wwad/2025
FeeJustificationStudy.pdf

2) Are there any existing plans to expand school facilities with NMUSD? If so, please describe
these planned expansions.

No.

3) Are there any existing Safe Routes to School program in place? If yes, please indicate how
or where we can obtain a copy.

The City of Costa Mesa’s Safe Routes to School program is currently in the recommendation
and prioritization phase. The link below provides the program’s project information:
https://costamesasrts.org/

Superintendent Dr. Wesley Smith
2985 Bear Street - Costa Mesa - California 92626 - (714) 424-5000



4) Does the NMUSD recommend standard criteria for assessing the significance of a proposed
project’s impacts in an EIR or other environmental impact documentation? If so, what are
those criteria?

The District utilizes CEQA Appendix G thresholds.

5) Please provide recommendations that could reduce the demand for school services created
by the proposed project.

The District manages demand for school services through enrollment controls, long-range
facility planning, and ongoing coordination with local jurisdictions. The District’s Facilities
Master Plans for its campuses are provided in response to Question #6. Information regarding
school capacities and current enrollment will be made available upon board approval.

In addition, early coordination with the District regarding proposed project buildout, phasing,
and anticipated student generation rates can assist in planning and managing school service
demand.

6) Please provide any current documents on school services in the city including background
reports, number of incidents, policy documents, and facility plans or reports that you think
would help with preparing the environmental review analysis for impacts to school services as
a result of the proposed project.

Please refer to the campus maps section of the NMUSD Master Plan:
https://www.nmusdplan.org/chapters/campus-master-plans

Sincerely,

5?/’0&6 @z@?&&o/&

Erica DiCioccio
Coordinator, LEED AP
Facilities Development, Planning & Design

cc: Jeffrey J. Dixon, Assistant Superintendent, Chief Business Official

Superintendent Dr. Wesley Smith
2985 Bear Street - Costa Mesa - California 92626 - (714) 424-5000
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