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most Measure K properties, including Housing Element sites. Other Zoning Code amendments are
proposed such as changes to planning application processing, definitions, site improvements, etc.

General Plan Amendments

The City’s submittal indicates that proposed General Plan amendments include amendments to the
Housing Element and Land Use Element which would change land uses by adding the Mixed-Use
Overlay District (MUOD) to numerous sites throughout the City. The proposed amendments to the
Noise, Circulation, Community Design, and Open Space and Recreation Elements would remove
references to Urban Plans and Master Plans for mixed-use development (the City will be utilizing the
MUOD and objective design standards); remove references to districts to reduce confuision with actual
land use or zoning districts; and other text edits for clarity and consistency.

Specific Plan Amendments

There are three specific plans that would be amended to incorporate the application of the MUOD
to Measure K sites, including Housing Element sites.

e The Newport Boulevard Specific Plan encompasses properties fronting the east side of
Newport Boulevard between Mesa Drive and 19th Street. The proposed amendment would
clarify that the MUOD provides additional development opportunities on Measure K sites
and that properties listed in the Housing Element would be developed according to the
Housing Element-related provisions of the MUOD, except where the specific plan allows
greater capacity.

e The North Costa Mesa Specific Plan covers approximately 423 acres in northeast Costa
Mesa. The proposed amendment would clarify that the MUOD is applicable to Measure K
sites and that properties listed in the Housing Element would be developed according to
the Housing Element-related provisions of the MUOD, except where the specific plan
allows for greater building height or capacity.

e The One Metro West Specific Plan establishes standards for one 15.23-acre site on
Sunflower Avenue at Cadillac Avenue in far northwest Costa Mesa. This property is in the
proposed Housing Element amendment. The proposed amendment would clarify that the
Housing Element-related provisions of the MUOD are applicable to the property, except
where the specific plan allows for greater height or capacity.

The City anticipates scheduling the following Public Hearings:

September 14, 2026  Planning Commission
October 6, 2026 City Council
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AELUP for JWA

Regarding Aircraft Noise Impacts

The Project would allow future residential and mixed-use development on sites within the JWA
65-and-above dBA CNEL noise contours by applying the MUOD. These sites are just south of
Bristol Street and west of the Golf Course. Attachment 3 shows the proposed land uses in relation
to the JWA noise contours.

As stated in AELUP for JWA Section 3.2.3 Noise Impact Zone “1”” - High Noise Impact (65 dB
CNEL and above), “the ALUC does not support residential development within the 65 dB CNEL
noise contour.” The section further states that residential units in this area are inconsistent unless
it can be shown conclusively that such units are sufficiently sound attenuated for present and
projected noise exposures so as not to exceed an interior standard of 45 dB CNEL, and may require
the dedication of an avigation easement for noise to the airport proprietor. Section 3.2.3 also
conditions that all residential units are to be indoor-oriented to preclude noise impingement on
outdoor living areas.

The City’s submittal identifies existing and proposed policies and zoning requirements related to
aircraft noise. The Land Use Element includes the following policy:

e LU-3.17: New residential developments within the 60 dB CNEL noise contour of
the airport shall provide designated outdoor signage informing the public of the
presence of operating aircrafi.

The Noise Element includes the following policies:

o N-1.1: Enforce the maximum acceptable exterior noise levels for residential areas
at 65 CNEL.

e N-1.4: Ensure that appropriate site design measures are incorporated into
residential developments, when required by an acoustical study, to obtain
appropriate exterior and interior noise levels. When necessary, require field testing
at the time of project completion to demonstrate compliance.

e N-1.6: Discourage sensitive land uses from locating within the 65 CNEL noise
contour of John Wayne Airport. Should it be deemed by the City as appropriate
and/or necessary for a sensitive land use to locate in the 65 CNEL noise contour,
ensure that appropriate interior noise levels are met and that minimal outdoor
activities are allowed.

The proposed MUOD includes additional airport-related standards for future projects within the
Airport Planning Area. Section 13-83.11.5(c) requires applicable MUOD projects located within
the Airport Planning Area to prepare a noise study by a qualified acoustical engineer. The noise
study would be required to certify compliance with Costa Mesa Municipal Code Title 13, Chapter
XIII, Noise Control, and the AELUP for JWA. This chapter also states that MUOD projects on
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properties located within the Airport Planning Area shall comply with applicable requirements of
the AELUP for JWA, unless overridden by the City Council.

While the City’s General Plan and Zoning Code include policies related to noise, the Project would
allow future residential and mixed-use development within the 65 and above dBA CNEL contour
for JIWA. The proposed reliance on future acoustical studies and project-level review does not
remove the underlying AELUP incompatibility issues associated with new residential uses in Noise
Impact Zone 1 (65 dBA and above), nor does it “conclusively” ensure that all appropriate sound-
attenuating mitigation measures will be implemented.

Regarding Height Restrictions

As shown in Attachment 4, the Project would apply to sites within the JWA Notification Area.
The MUOD would allow maximum building heights of 60 to 108 feet for sites designated as
residential or mixed-use depending on the applicable MUOD density tier and location. Non-
residential buildings would be limited to 40 feet in height.

The MUOD would also apply to selected properties within the North Costa Mesa Specific Plan
area where the existing maximum heights are up to 315 feet (with an FAA determination of no
hazard). The MUOD would provide an optional route for residential/mixed-use projects within the
North Costa Mesa Specific Plan, so it does not preclude City approval of projects within the North
Costa Mesa Specific Plan with those maximum heights. See Attachment 5 for Table 2 Maximum
Building Heights for the North Costa Mesa Specific Plan.

Attachment 6 shows the proposed MUOD maximum heights in relation to the obstruction surfaces
for JWA. The project sites closest to JWA (south of Bristol) are located within the transitional
surface for JWA. With approximate ground elevation of 30 feet and proposed MUOD maximum
heights of 60 feet above ground level in that area, the maximum height allowed project height of
90° AMSL would come very close to penetrating the JWA transitional surface of 92 feet AMSL.
While the MUOD project sites would not penetrate the Obstruction Imaginary Surfaces for JWA,
the underlying heights for the North Costa Mesa Specific Plan would penetrate the obstruction
surfaces as indicated in the March 2022 ALUC Inconsistent finding for the Housing Element
Update.

The City’s Land Use Element includes the following airport-related policies addressing height and
FAA notification.

e LU-3.13: Prohibit the construction of buildings or structures that would present a
hazard to air navigation, as determined by the Federal Aviation Administration.

e LU-3.14: Development proposals that include construction or alteration of
structures more than 200 feet above ground level, or that otherwise require filing
with the Federal Aviation Administration and Airport Land Use Commission
pursuant to federal and State law, shall comply with applicable filing requirements.
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If filing is required in accordance with State or federal agency procedures, a Notice
of Proposed Construction or Alteration, FAA Form 7460-1, shall be filed prior to
review and consideration of the proposed development.

Development under the MUOD, or under the North Costa Mesa Specific Plan, would be required
to file FAA Form 7460-1 and comply with applicable FAA and ALUC review requirements if the
development exceeds applicable FAA notification criteria or otherwise triggers Part 77 review.
Note that Section 2.1.3 of the AELUP for JWA states:

“A Determination of No Hazard to Air Navigation does not automatically equate to
a Consistency determination by the ALUC. The FAA may also conclude in their
aeronautical study that a project is an Obstruction but not a Hazard to Air Navigation.
The Commission may find a project Inconsistent based on an Obstruction
determination.”

Regarding Safety Zones and Flight Tracks

Attachment 7 shows the Project in relation to the Safety Zones for JWA. Portions of the MUOD
area would be located within Safety Zones 2, 3, and 6, with a small part of one parcel located
within Safety Zone 1 - Runway Protection Zone (RPZ). The RPZ is the “very close final approach
or departure” for aircraft and has a “very high risk level.” As indicated in the California Airport
Land Use Planning Handbook, all structures and residential land uses in this area should be
prohibited.

Safety Zone 2 is the Inner Approach/Departure Zone where aircraft are flying at low altitudes on
final approach and departure. The Handbook indicates avoiding residential uses except as infill in
developed areas and limiting nonresidential uses to activities that attract few people. The
Handbook states that assembly uses, children’s schools, large daycare centers, hospitals, nursing
homes, stadiums, group recreational uses, and hazardous uses should be prohibited.

The MUOD would also apply to areas located within Safety Zones 3 and 6. Safety Zone 3 is the
Inner Turning Zone, where residential uses should be limited to very low densities, and higher-
intensity non-residential uses should be avoided. Safety Zone 6 is the Traffic Pattern Zone, where
residential uses are generally allowed, but overflight should be considered. Attachment 8 includes
JWA Flight Tracks for three separate days in June 2026. As shown on the illustration, the area
south of Bristol Street included in the MUOD (allowing residential uses) is subject to numerous
general aviation flights at altitudes between 400 and 800 feet. See Attachment 9 for Safety Zone
information provided in the Handbook.

AFLUP for Heliports

The City’s Land Use Element allows for the development of heliports and includes Policy LU-
3.15, which requires development proposals involving a heliport or helistop to comply with State
permit procedures, including referral to ALUC by the applicant, and with conditions imposed or
recommended by FAA, ALUC, and Caltrans.
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ATTACHMENT 1

i_.,ﬂ,_.f“mm AIRPORT LAND USE COMMISSION

10.

11.

12.

13.

FOR ORANGE COUNTY
SUBMITTAL FORM

[[] GENERAL PLAN -1 SPECIFIC PLAN - [XI ZONING CODE

Name of City or County: City of Costa Mesa

Contact Information - Name/Title Michelle Halligan, Senior Planner
Agency: City of Costa Mesa

Address: 77 Fair Drive, Costa Mesa, CA 92626

Phone/email: (714) 754-5608 michelle.halligan@costamesaca.gov

Airport Planning Area(s):
X John Wayne Airport O Fullerton Municipal Airport [ JFTB - Los Alamitos

Item being submitted for review (submit each on a separate form). Name of General Plan
Element, Specific Plan or Planned Community: Neighborhoods Where We All Belong Zoning Updates

Scheduled date of Planning Commission Public Hearing: 9/14/2026
Tentative date of City Council/Board of Supervisors Public Hearing: 10/6/2026

Requested date of ALUC Review Jjuly 16, 2026.

Complete submittals must be received by the first day of the month to be considered for the next meeting date.

Does the item submitted propose a change of land use or heights within the airport
Notification/Planning Area*? [J No (skip items # 9-12). X Yes (continue below).

Does the item propose a change of land use within the X160 CNEL or X165 CNEL noise
contours of the airport(s)*? Please attach an exhibit showing location(s) of the proposed
new uses in relation to noise contours.

Are noise policies or mitigation measures identified in the proposed item or elsewhere in the
General Plan? [JNo X Yes - Please attach pages with current (and proposed if applicable)
noise policies/mitigation measures highlighted.

Does the item submitted propose a change of land use within the Runway Protection Zone
(RPZ), Clear Zone (CZ), or Airport Safety Zones of the airport*? [INo X Yes - Please attach
exhibit showing location(s) of proposed uses.

Does the item submitted propose a change of height within the Obstruction Imaginary
Surfaces*? LI No X Yes

Please indicate current existing maximum heights range from 30 ft to no maximum and
proposed range of 60 to 108 depending on location {for projects opting to use the Mixed-Use
Overlay District) maximum heights allowed.

Continued on next page.
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10.

11.

12.

13.

AIRPORT LAND USE COMMISSION

FOR ORANGE COUNTY
SUBMITTAL FORM

GENERAL PLAN -[] SPECIFIC PLAN - [] ZONING CODE

Name of City or County: City of Costa Mesa

Contact Information - Name/Title Michelle Halligan, Senior Planner
Agency: City of Costa Mesa

Address: 77 Fair Drive, Costa Mesa, CA 92626

Phone/email: (714) 754-5608 michelle.halligan@costamesaca.gov

Airport Planning Area(s):
X John Wayne Airport 0 Fullerton Municipal Airport  [] JFTB - Los Alamitos

Item being submitted for review (submit each on a separate form): Name of General Plan

Element, Specific Plan or Planned Community: Housing, Land Use, Noise, Circulation, Community
Design, and Open Space and Recreation General Plan Elements

Scheduled date of Planning Commission Public Hearing: 9/14/2026
Tentative date of City Council/Board of Supervisors Public Hearing: 10/6/2026

Requested date of ALUC Review July 16, 2026.

Complete submittals must be received by the first day of the month to be considered for the next meeting date.

Does the item submitted propose a change of land use or heights within the airport
Notification/Planning Area*? [ No (skip items # 9-12). X Yes (continue below).

Does the item propose a change of land use within the X160 CNEL or X165 CNEL noise
contours of the airport(s}*? Please attach an exhibit showing location(s) of the proposed
new uses in relation to noise contours.

Are noise policies or mitigation measures identified in the proposed item or elsewhere in the
General Plan? [ No Yes - Please attach pages with current {and proposed if applicable)
noise policies/mitigation measures highlighted.

Does the item submitted propose a change of land use within the Runway Protection Zone
(RPZ), Clear Zone (CZ), or Airport Safety Zones of the airport*? [ No Yes - Please attach
exhibit showing location(s) of proposed uses.

Does the item submitted propose a change of height within the Obstruction Imaginary
Surfaces*? [ No Yes

Please indicate current existing maximum heights range from 30 ft to no maximum and
proposed range of 60 to 108 depending on location (for projects opting to use the Mixed-Use
Overlay District) maximum heights allowed.

Continued on next page.
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- AIRPORT LAND USE COMMISSION

@ FOR ORANGE COUNTY
SUBMITTAL FORM

[J GENERAL PLAN -[X] SPECIFIC PLAN - [] ZONING CODE

1. Name of City or County: City of Costa Mesa

2. Contact Information - Name/Title Michelle Halligan, Senior Planner
Agency: City of Costa Mesa
Address: 77 Fair Drive, Costa Mesa, CA 92626
Phone/email: {714) 754-5608 michelle.halligan@costamesaca.gov

3. Airport Planning Area(s):
& John Wayne Airport [ Fullerton Municipal Airport [ JFTB - Los Alamitos

4. Item being submitted for review (submit each on a separate form): Name of General Plan

Elerent, Specific Plan or Planned Community: Amendments to the Newport Boulevard Specific Plan,
North Costa Mesa Specific Plan, and One Metro West Specific Plan.

5. Scheduled date of Planning Commission Public Hearing: 9/14/2026
6. Tentative date of City Council/Board of Supervisors Public Hearing: 10/6/2026

7. Requested date of ALUC Review July 16, 2026.

Complete submittals must be received by the first day of the month to be considered for the next meeting date.

8. Does the item submitted propose a change of land use or heights within the airport
Notification/Planning Area*? [ No (skip items # 9-12). X Yes (continue below).

9. Does the item propose a change of land use within the X160 CNEL or X165 CNEL noise
contours of the airport{s)*? Please attach an exhibit showing location(s) of the proposed
new uses in relation to noise contours.

10. Are noise policies or mitigation measures identified in the proposed item or elsewhere in the
General Plan? [ No Yes - Please attach pages with current (and proposed if applicable)
noise policies/mitigation measures highlighted.

11. Does the item submitted propose a change of land use within the Runway Protection Zone
(RPZ), Clear Zone (CZ), or Airport Safety Zones of the airport*? [] No Yes - Please attach
exhibit showing location(s) of proposed uses.

12. Does the item submitted propose a change of height within the Obstruction Imaginary
Surfaces*? [ No Yes

13. Please indicate current existing maximum heights range from 30 ft to no maximum and
proposed range of 60 to 108 depending on location (for projects opting to use the Mixed-Use
Overlay District) maximum heights allowed.

Continued on next page.
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