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MEMORANDUM TO REVIEWERS

OF THE

FINAL PROGRAM ENVIRONMENTAL IMPACT REPORT

The City of Costa Mesa has prepared the Final Program Environmental Impact Report (EIR) No.
1047 for the South Coast Plaza Town Center in accordance with the California Environmental
Quality Act, including Sections 15088, 15089 and Section 15132, and Costa Mesa’s Environmental
Guidelines. The City of Costa Mesa has prepared responses to comments received on the Draft EIR,
which was available for public review between July 19, 2000 and September 1, 2000 (45 days).
Additions to the text are denoted by shaded text while deletions are indicated by struek-out-text to
provide the reader with a vehicle for recognizing substantive changes to the text. Section 15132 of
the CEQA Guidelines requires that a Final EIR consist of:

The Draft EIR or a revision of the draft
Comments and recommendations received on the Draft EIR either verbatim or in summary.
A list of persons, organizations and public agencies commenting on the Draft EIR.

HW N -

The responses of the Lead Agency to significant environmental issues raised in the review
and consultation process.
5. Any other information added by the Lead Agency.

Final Program EIR No. 1047 is comprised of the revised Draft EIR, Responses to Comments, and
other relevant information. On February 5, 2001 the Costa Mesa City Council certified the Final EIR
as complete and adequate in that it addresses all environmental effects of the project and fully
complies with the requirements of CEQA, the CEQA Guidelines, and the City’s environmental
procedures. The City and other responsible agencies must consider the Final Program EIR when
considering discretionary approvals and/or permit issuances for the project, or any other project-
related discretionary actions.

During public review of the Draft EIR and approval of the Final EIR by the City Council, new
information was presented that required incorporation into the EIR document. For example, at the
time the revised NOP for the SCPTC project was distributed for public review, there was no
development application in place for the Home Ranch project and although assumed, the EIR did not
specify the number of units for Armstrong Ranch. In accordance with CEQA, the SCPTC Draft EIR
assumed buildout of the Home Ranch site under current general plan land use designations to analyze
cumulative impacts. The EIR also assumed a gross acreage for Armstrong Ranch. In terms of Home
Ranch, just prior to the public review period on the Draft EIR, an application for development for the
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Home Ranch site was submitted and a Notice of Preparation was released. Therefore, the Final
Program SCPTC EIR reflects the revised project for the Home Ranch site and number of units for
Armstrong Ranch.

Moreover, minor refinements to the EIR, as part of the Response to Comments on the EIR and
changes recommended by City Council, as part of approval of the EIR, are also incorporated into the
Final Program EIR for the SCPTC project. It should be noted that neither incorporation of the current
Home Ranch proposal and other minor revisions have resulted in changes to the findings of the EIR.

The Response to Comments is included as Section 11 of the Final EIR. Each comment letter is
followed by the corresponding responses. A response is provided for each comment raising
significant environmental issues, as formally received by the City during the 45-day Draft Program
EIR review period. The responses are keyed to notations in the right margin of each comment.

Lastly, the “Resolution of the City Council of the City of Costa Mesa, California, Certifying Final

Program Environmental Impact Report No. 1047 for South Coast Plaza Town Center” (Resolution
No. 01-7), can be found immediately following the appendices portion of this document.
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SECTION 1
INTRODUCTION

11 PURPOSE AND SCOPE OF THE EIR

AUTHORITY

Environmental Impact Report (EIR) has been prepared in accordance with the California
Environmental Quality Act (CEQA), Public Resources Code, Section 21000 et seq., the State CEQA
Guidelines (Section 15000 et seq. of Title 14, California Code of Regulations), and with the guidelines
adopted by the City of Costa Mesa. Specifically, this Draft EIR was prepared in accordance with the most
recently adopted State CEQA Guidelines, which was issued October 26, 1998 and became effective in
February 1999.

An EIR is an informational document prepared pursuant to CEQA to provide informed decision making. It
provides decision-makers, public agencies, and the public in general with detailed information about the
potential significant environmental effects of a proposed project. It also identifies the ways in which the
significant effects of a project might be avoided, minimized or mitigated, and addresses alternatives to the
project. CEQA requires that an EIR contain, at a minimum, certain specific elements. These elements

include:

e Introduction

e Executive Summary

e DProject Description

e Environmental Setting, Impacts and Mitigation Measures
e Cumulative Impacts

e  Alternatives to the Proposed Project

e  Growth-Inducing Impacts

e Effects Not Found to be Significant

e  Otganizations and Persons Consulted

e Bibliographic References

1.2 DETERMINATION OF THE LEAD AGENCY

The State of California Environmental Quality Act (CEQA) Guidelines Section 15367 defines the lead agency
as “.. the public agency which has the principal responsibility for carrying out or approving a project.”
Criteria considered in identifying the lead agency include whether the agency (1) has the greatest responsibility
for supervising or approving the project as a whole; (2) is an agency with general governmental powers, and

(3) will act first on the project in question (refer to State CEQA Guidelines Section 15051).

H:client/0080/0080014/EIR.doc 1-1 Introduction
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The City of Costa Mesa is the lead agency under the California Environmental Quality Act (CEQA) and is
responsible for preparation of the South Coast Plaza Town Center (SCPTC) EIR. This EIR has been prepared
in conformance with the CEQA (California Public Resources Code §§21000 et seq), California CEQA
Guidelines (California Code of Regulations, Title 14, §§ 15000 et seq.), and City of Costa Mesa CEQA
Guidelines. It is intended to serve as an informational document for the public agency decision-makers and the
general public regarding the objectives and components of the proposed project, as well as the potential

environmental impacts, and to describe mitigation measures and reasonable alternatives to the project.

This EIR is further intended to serve as the primary environmental document for subsequent actions within the
South Coast Plaza Town Center (SCPTC) project area, including all local discretionary approvals requested to
implement the SCPTC project. In addition, this EIR is the primary reference document in the formulation and
implementation of the mitigation reporting and monitoring program for the SCPTC project.

The City of Costa Mesa, which has the principal responsibility for processing and approving the project, and
other public agencies (i.e. Responsible Agencies) that may use this EIR in decision making or permit processing
will consider the information in this EIR along with other information that may be presented during the CEQA
process. A more detailed description of the Responsible Agencies is provided in Section 3, Project Description,
of this document. In accordance with CEQA the public agencies will be required to make findings for each
environmental impact of the project that cannot be mitigated to below a level of significance. If the lead agency
and responsible agencies decide that the benefits of the proposed project outweigh unmitigated significant
environmental effects, they will be required to make a statement of overriding considerations stating reasons to

support their action.

I EIR was prepared by a consultant under contract to the City of Costa Mesa. Prior to public
review, it was extensively reviewed and evaluated by the City of Costa Mesa staff. This EIR reflects the
independent judgement of the City of Costa Mesa as required by CEQA. Lists of organizations and persons
consulted and the report preparation personnel are provided in Sections 9 and 10 of this EIR, respectively.

13 PURPOSE OF THE EIR

The SCPTC EIR is a Program EIR that examines the environmental effects of a specific project. The intent of
the document is to analyze the environmental effects of the proposed SCPTC project to the degree of specificity
required by Section 15146 of the State CEQA Guidelines. It is anticipated that upon certification of this EIR, no
additional CEQA review will be required for project implementation. The project may require subsequent
approvals including, but not limited to, abandonment of streets, General Plan and North Costa Mesa Specific
Plan amendments, final master plan approvals, demolition permits, grading permits, and building permits. The
lead agency, as well as other responsible agencies, can approve subsequent actions without additional
environmental documentation unless as otherwise required by Public Resources Code Section 21166 and State
CEQA Guidelines Sections 15162, 15163 and 15164.
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The actions involved in the implementation of the proposed project are described in Section 3, Project
Description. Other agencies that may have discretionary approval over the project, or components thereof, are

also described in Section 3.

14 SCOPE OF THE EIR

This EIR addresses the potential environmental effects of the proposed project. The scope of the EIR includes
the areas of controversy identified by the Notice of Preparation (NOP) issued by the City, as well as issues
raised by agencies and the general public in response to the NOP, as described below.

Scoping Process

In compliance with the State CEQA Guidelines, the City of Costa Mesa has taken steps to maximize the public's
opportunity to participate in the environmental process. A Notice of Preparation (NOP) was distributed on
April 10, 2000 and a revised NOP on June 14, 2000 (to reflect minor modifications), via certified mail to
agencies and other interested parties to solicit comments and inform the public of the proposed project. The
project was described, and the public was invited to review the NOP. Public comments on the issues discussed
in the Initial Study were encouraged and solicited. The NOP, the distribution list for the NOP, and comment
letters received during and after the NOP review period are attached to this EIR as Appendix A.. Agencies,
organizations, and interested parties not previously contacted or who did not respond to the NOP currently
have the opportunity to comment during the 45-day public review period on the Draft Program EIR.

The potential significant issues that relate to development of the project include land use and planning;
transportation and circulation; air quality; noise; geology and soils; hydrology and water quality; employment,
population, and housing; public services, utilities, and energy consumption; and aesthetics
(shade/shadow/glare).

Environmental element(s) that were determined not to be significantly affected by the proposed project and,
therefore, do not require evaluation in the EIR, per Section 15063(c) of the State CEQA Guidelines (as

amended), were as follows:

e Agricultural Resources. The project area is highly urbanized and does not contain any agricultural
lands. The site is not under a Williamson Act Contract. This issue will not be addressed in the EIR.

e Biological Resources. Due to the developed character of the project area, the potential for sensitive
plant and/or animal species to inhabit the site or surrounding area is remote and highly unlikely;
therefore, this EIR will not address the issue of biological resources.

e Cultural Resources. A cultural resources records search was conducted and included in Appendix
F. Duc to the developed and highly disturbed nature of the project area, the potential for
archaeological, paleontological and/or historical resources to be located on the project site 1S
considered highly unlikely; therefore, this EIR will not address the issue of cultural resources.
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® Mineral Resources. The project area is not within a mineral resource zone that is classified as
significant or of unknown significance and therefore there are no significant mineral resources
within the project area as defined by the State of California. This issue will not be addressed in the
EIR.

® Recreation. The project site does not include neighborhood or regional parks; nor would
implementation of the project involve uses that would negatively affect existing neighborhood,
regional parks, or private recreational amenities (e.g., “The California Scenario” outdoor
sculpture garden, Town Center Open Space easement, etc.) in surrounding areas, nor affect the
physical environment in relation to recreation uses. Therefore, this EIR will not address the issue

of recreation.

The EIR includes an alternatives discussion that analyzes a reasonable range of alternatives that could feasibly
attain the basic objectives of the project and evaluates the comparative merits of the alternatives. This EIR
includes an evaluation of the following alternatives to the proposed project: (1) a no-project alternative; (2) a no

project/no build alternative; (3) a reduced-intensity development alternative; and (4) an alternative location.
15 INCORPORATION BY REFERENCES

As permitted by Section 15150 of the State CEQA Guidelines, this Draft Program EIR has referenced several
technical studies, analyses, and reports. Information from the documents which has been incorporated by
reference has been briefly summarized in the appropriate section(s) that follow. The relationship between the
incorporated part of the referenced document and the Draft Program EIR has also been described. The
documents and other sources that have been used in the preparation of this Draft Program EIR include a
number of environmental and planning documents that were prepared for development projects. These
documents include the Downey Savings and Loan Headquarters FEIR (Jan. 1977), Town Center FEIR (Feb.
1978), Town Center Drive Abandonment FEIR No. 1027 (Feb. 1986), Orange County Music Center Traffic
Study (Dec. 1981), Plaza Tower and Hotel FEIR No. 1041 (Oct. 1988), City of Costa Mesa 1990 General Plan
FEIR No. 1044 (Feb. 1992), and Segerstrom Home Ranch Draft Program EIR No. 1046 (March 2000). These
documents are specifically identified in Chapter 10 (References). In accordance with Section 15150(b) of the
State CEQA Guidelines, the location where the public may obtain and review these referenced documents and
other sources used in the preparation of the Draft Program EIR is also identified in Section 10.

1.6 AVAILABILITY OF DRAFT EIR

This Draft
Draft Program EIR will be available for review by all interested parties in accordance with Public Resources
Code 21092(b)(3) at the City of Costa Mesa Development Services Department. In addition, during the 45-day
public review period, the EIR, and technical appendices, are available for review at the City of Costa Mesa

Ml Program EIR was distributed to responsible and trustee agencies and surrounding cities. The

Development Services Department, City Hall at 77 Fair Drive, at the Costa Mesa Library at 1855 Park Avenue
in Costa Mesa, and the Mesa Verde Library at 2969 Mesa Verde Drive East in Costa Mesa. The Notice of the
Completion of the Draft Program EIR was also distributed as required by CEQA.
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Agencies, organizations, and individuals are invited to comment on the information presented in the Beaft |

Program EIR during the public review period. Specifically, comments are requested on the scope and adequacy
of the environmental analysis. Respondents are also asked to provide or identify additional environmental

information that is germane, but that they feel may not have been used in the analysis.
Written comments on the Draft Program EIR should be addressed to:

City of Costa Mesa

Development Services Department

77 Fair Drive

P.O. Box 1200

Costa Mesa, CA 92628-1200

Attn: Mr. R. Michael Robinson, AICP
Planning and Redevelopment Manager

Upon completion of the 45-day public review period, responses to all significant environmental issues raised will
be prepared and available for review at least 10 days prior to the public hearing for certification. These
comments and their responses will be included as part of the Final Program EIR for consideration by decision-

makers for the project.

1.7 PROJECT SPONSORS AND CONTACT PERSONS

The City of Costa Mesa is the lead agency in the preparation of this EIR. Michael Brandman Associates is the
environmental consultant to the City for the project. Preparers of this EIR are provided in Section 10. Key

contact persons are as follows:

Lead Agency: City of Costa Mesa
R. Michael Robinson, AICP
Planning and Redevelopment Manager
Development Services Department
77 Fair Drive
Costa Mesa, CA 92628-1200
(714) 754-5610
(714) 754-4865 (fax)

Environmental Consultant: Michael Brandman Associates
Jason Brandman, Senior Project Manager
15901 Red Hill Avenue, Suite 200
Tustin, CA 92780
(714) 258-8100
(714) 258-8900 (fax)
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Project Applicants:

C.J. Segerstrom and Sons
David Wilson

3315 Fairview Road
Costa Mesa, CA 92626
(714) 546-0110

(714) 546-9835 (fax)

CommonWealth Partners, LLC
David Armstrong
633 \X/‘CS'C Hifth Qn-anf, 72nd ﬂ

Pavats
T oOuCeH <= 354553

Los Angeles, CA 90071
(213) 629-2100
(213) 629-2114 (fax)

Orange County Performing Arts Center
Kerry Madden

600 Town Center Drive

Costa Mesa, CA 92626

(714) 556-2122

(714) 241-0624 (fax)
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SECTION 2
EXECUTIVE SUMMARY

21 INTRODUCTION

The project applicants have proposed amendments to the 1990 General Plan and the North Costa Mesa
Specific Plan, to resolve existing non-conformities in respect to building intensities and to accommodate
proposed development within the 54-acre South Coast Plaza Town Center (SCPTC) area. The project area is
bounded by Bristol Street, Sunflower Avenue, Avenue of the Arts, and the San Diego (I-405) Freeway.
Immediately adjacent to the northern project boundary is the City of Santa Ana.

The project area is comprised of mixed-use, office, commercial, and cultural/entertainment land uses.
Surrounding uses are primarily comprised of commercial, retail, residential, office, and visitor

accommodations.
The proposed project’s four main objectives are as follows:

e Amend the 1990 General Plan to accommodate the proposed development requests, and eliminate
the existing non-conforming status of existing development with respect to floor area ratio
standards (i.e., building intensities).

e Revise the vehicle trip budget and schedule of traffic improvements for South Coast Plaza Town
Center, while maintaining acceptable levels of service on the project area’s streets and
surrounding circulation system.

e Establish General Plan policies related to development rights transfers for land dedications.

e Amend the North Costa Mesa Specific Plan and the Town Center Master Plan to reflect the
revised trip budget, permitted floor area ratios, and maximum permitted building heights.

2.2 PROJECT DESCRIPTION

Development of SCPTC began in the early 1970s and has since evolved into a major employment and
entertainment/cultural center. Existing structures consist of approximately 2.8 million square feet of
development. The center is home to the Orange County Center for the Performing Arts, South Coast

Repertory Theater, and the California Scenario outdoor sculpture garden.

The project applicants have initiated a General Plan/Specific Plan Amendment to address future
development within the Town Center area, and to correct current inconsistencies between current

development and the existing specific plan.

The Land Use Element of the General Plan and the North Costa Mesa Specific Plan would be amended to

include a new “Cultural Arts Center” designation that would encompass the 54-acre project site. The new
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Cultural Arts Center designation would guide development within the SCPTC project area, including the
development of an art museum/academy, symphony hall, expansion of the Orange County Performing Arts
Center, expansion of the South Coast Repertory Theater, and additional office, commercial, and hotel uses.
Additional actions would include the transferring of entitlements, modification of the open space easement,
amendment of the Master Plan of Highways, and development agreements. These actions will be processed
with

each of the separate applicants to entitle land use intensities and zoning regulations for individual

projects within the Town Center area.

General Plan Amendment GP-00-02/and Specific Plan Amendment SP-00-01 encompass several major
components. A detailed description of each component is provided in Section 3, Project Description, of this
EIR.

2.3 AREAS OF CONTROVERSY/ISSUES TO BE RESOLVED

The EIR addresses the areas of controversy and issues which required resolution that were known to the City of
Costa Mesa or were raised by agencies and the public during the scoping process. Many of these were identified
during the NOP process, as described previously. The following summarizes the primary areas of controversy
related to environmental effects which were raised during the public scoping process and the section of the EIR

in which these issues are addressed:

® Project compatibility with applicable land use plans (Section 5.1, Land Use and Planning
Programs)

® Increased transportation impacts including both the construction and operational phases
(Section 5.2, Transportation and Circulation)

®  Air quality impacts (Section 5.3, Air Quality)
* Noise from project-related construction and long-term project traffic (Section 5.4, Noise)
® The impacts of regional geology and soils (Section 5.5, Geology and Soils)

® The potential for adverse effects from the increase in runoff (Section 5.6, Hydrology and Water
Quality)

* Inducing indirect population growth (Section 5.7, Employment, Population, and Housing)

® An adequate supply of public utilities and the ability of providers to deliver services with an
increased demand (Section 5.8, Public Services, Utilities, and Energy Consumption)

® The potential disruption of viewsheds due to shade and shadow and the introduction of new
light sources (Section 5.9, Aesthetics)

¢ Cumulative impacts (Throughout Section 5)
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The issues to be resolved by the City of Costa Mesa includes a choice among alternatives, including the
proposed project, and whether or how to mitigate the significant environmental effects of the proposed

project.
2.4 SUMMARY OF ALTERNATIVES

Section 15126(d) of the CEQA Guidelines requires that an EIR "describe a range of reasonable alternatives
to the project, or to the location of the project, which could feasibly attain most of the basic objectives of the
project, and evaluate the comparative merits of the alternatives" but would avoid or substantially lessen any of
the significant effects of the project. The EIR includes an evaluation of the following alternatives to the
proposed project:

e No Project Alternative - Development of Site under General Plan Buildout
e No Project/No Build Alternative — Retention of Site in its Existing Condition
e Reduced Intensity Alternative

e Alternative Location
2.5 MITIGATION MONITORING PROGRAM

CEQA requires public agencies to set up monitoring or reporting programs for the purpose of ensuring
compliance with those mitigation measures adopted as conditions of project approval in order to mitigate or
avoid significant environmental effects identified in environmental impact reports. Mitigation measures
identified within this EIR have been described in sufficient detail to provide the necessary information to
identify the party(ies) responsible for carrying out the mitigation, when the mitigation will be implemented, and
why the mitigation has been required. A mitigation monitoring program, incorporating the mitigation measutres
set forth in this document, will be adopted at the time of certification of the EIR.

2.6 SUMMARY OF SIGNIFICANT ENVIRONMENTAL IMPACTS AND MITIGATION
MEASURES

A detailed discussion and analysis of project impacts and recommended mitigation measures is presented in
Section 5, Existing Conditions, Project Impacts, Cumulative Impacts, Mitigation Measures, and Level of
Significance After Mitigation. Table 2-1 summarizes the potential environmental effects of the proposed
project, the recommended mitigation measures, and the level of significance after mitigation. This EIR also
identifies other effects, which are either not considered significant or which are beneficial effects of the
proposed project, but these are not the focus of this summary. However, there are some project-related impacts
that are unavoidable and cannot be mitigated to a less than significant level. These impacts will remain
significant after mitigation. The reader is referred to the full text of this EIR for a description of the

environmental effects of the proposed project and feasible mitigation measures.
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South Coast Plaza Town Center Final Program EIR

SECTION 3
PROJECT DESCRIPTION

31 PROJECT LOCATION

The South Coast Plaza Town Center (SCPTC) project is located in the City of Costa Mesa in central
Orange County (see Exhibit 3-1). The SCPTC project area is a 54-acre mixed-use office, commercial, and
entertainment area bounded by Bristol Street, Sunflower Avenue, Avenue of the Arts and the San Diego
(I-405) freeway (see Exhibit 3-2). The City of Santa Ana boundary is located just north of the site, across

Sunflower Avenue.
3.2 SITE CHARACTERISTICS

The specific project site encompasses 54 acres. The project site is highly urbanized and contains
2,801,368 square feet of development. The terrain is level with no distinguishing topographical features
(e.g:, hillsides, canyons, etc.). The elevation on the project site is 30 feet above mean sea level (msl). The
project area supports mixed-use, commercial, and entertainment land uses, including the Orange County
Performing Arts Center (OCPAC). The primary entry street into SCPTC is Anton Boulevard, which also
serves as the backbone of the project area’s circulation system. Many of the existing developments along
Anton Boulevard are pedestrian oriented. An extensive greenbelt/pathway system within the SCPTC core
also links the various buildings and uses. The surrounding uses are primarily comprised of commercial,

retail, residential and office uses, as well as visitor accommodations.

3.3 PROJECT OBJECTIVES

The stated objectives of the SCPTC GP/SP Amendments are as follows:

e Amend the 1990 General Plan to accommodate the proposed development, and eliminate the
existing non-conforming status of existing development with respect to floor area ratio standards
(i-e., building intensities).

e Revise the vehicle trip budget and schedule of traffic improvements for South Coast Plaza
Town Center, while maintaining acceptable levels of service on the project area’s streets and
surrounding circulation system.

e Establish General Plan policies related to development rights transfers for land dedications.

e Amend the North Costa Mesa Specific Plan and the Town Center Master Plan to reflect the
revised trip budget, permitted floor area ratios, and maximum permitted building heights.

H:client/0080/0080014/EIR 3-1 Project Description



South Coast Plaga Town Center Final Program EIR

34 PROJECT CHARACTERISTICS

As shown on Table 3-1, implementation of the SCPTC project would allow for the development of an
additional 1,109,445 sq. ft. of new retail, office, hotel, and cultural art-related uses. The project consists of

three major components including: Two Town Center, Segerstrom Center for the Arts, and the Balance of

[ (R o SR lons Fehikiy Q.2

G S \ rakla ls)
1 0OWI1 UCLILCL (5CC LUAIIIDIL J'J}.

Table 3-2 also provides a statistical summary of each building associated
with the SCPTC project. Exhibit 3-4 identifies these buildings that would be demolished as part of the
SCPTC project. The following is a detailed discussion of each component:

TABLE 3-1
SOUTH COAST PLAZA TOWN CENTER
DEVELOPMENT CHARACTERISTICS

Net Site Existing Previously Proposed Total Building Floor Area
Acreage Development Unbuilt Expansion Area Ratio
Entitlements .
54 Acres* | 2,801,368sq. ft. | 251,000 sq. ft. | 1,109,445 sq. fr. | 4,161,813 sq. f. 1.77

sq. ft. — square feet
* Includes 0.52 acre to be added to project site from the portion of Town Center Drive to be abandoned.
Source: City of Costa Mesa, July 2000

TABLE 3-2

STATISTICAL SUMMARY OF SCPTC COMPONENTS

Overall Net
Previously Increase
Unbuilt Slated for New (Unentitled
Building Land Use Entitlements Demolition Construction Uses) Height/Story
A. Segerstrom © | (84,025 sq. ft.) 339,025 sq. ft. 255,000 sq. 315 ft./21
Office ft.
B: OCPAC 65,000 sq. ft. o 65,000 sq. ft. (6] 160 ft./3
Expansion (1,000 seats) (1,000 seats)
C. SCR Theater (%) (%) 32,500 sq. ft. | 32,500 sq. ft. 160 ft./2
(140 seats)
D. Symphony Hall (%) %] 301,145 sq. ft. 301,145 sq. 130 ft./5
(2,500 seats) ft. (2,500
seats)
E. Art Museum/ %] (%] 140,000 sq. ft. 140,000 sq. 80 ft./4
Academy ft.
F. Hotel/Restaurant | 186,000 sq. ft. 186,000 sq. ft (%) 210 ft./12
(186 room | (15,300 sq. ft.) (186 room
hotel) (restaurant) hotel)/
15,300 sq. ft.
(restaurant)
G. Two Town (%] Q 300 spaces 300 spaces 60 ft./4
Center Parking
Structure #1
H:client/0080/0080014/ IR 3-2 Project Description
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Overall Net
Previously Increase
Unbuilt Slated for New (Unentitled
Building Land Use Entitlements | Demolition Construction Uses) Height/Story
H. Two Town %) %} 100,000 sq. ft. 100,000 sq. 150 ft./10
Center Office ft.
Building
L Two Town %) 6} 756 spaces 756 spaces 75 ft./5
Center Parking
Structure #2
J. Two Town Q| (47,900 sq. ft.) 328,700 sq. ft. 280,800 sq. 175 ft./11
Center ft.
Office/Retail/
Restaurant
K. South Coast O | (12,000 sq. ft.) (12,000 sq. ft.) %] (%]
Plaza Cinema (700 seats) (700 seats)
TOTAL 251,000 sq. ft. | (159,225 sq. ft.) | 1,519,670 sq. ft. | 1,109,445 sq.
ft.

sq. ft. = square feet

“Overall net increase” equals “new construction” minus “previously unbuilt entitlements” and/or “slated for
demolition.” '

Source: City of Costa Mesa, July 2000

Two Town Center. The 18.23-acre Two Town Center portion of the project is located south of Anton
Boulevard and west of Avenue of the Arts, and includes four office buildings (DiTech.com, Downey
Savings, Comerica, and Bank of America), four free-standing restaurants (Jerry’s Deli, Amici, El Torito
Grill, and TGI Fridays), the 4-screen Edward’s Cinema, and “The California Scenario” outdoor sculpture
garden. As shown in Table 3-3, the proposed General Plan Amendment would result in the demolition
of the Edward’s Cinema, Amici’s, El Torito Grill, and Jerry’s Deli (see Exhibit 3-4). As shown on
Exhibit 3-5, the restaurant uses (28,700 square feet), and an additional 300,000 square feet of office space,
will be constructed in a new 11-story building (Building J), with a 756 space parking structure (Building I).
The application also requests the addition of a second 10-story, office (Building H) building of
approximately 100,000 square feet and additional structured parking for 300 cars (Building G).

TABLE 3-3
TWO TOWN CENTER DEVELOPMENT CHARACTERISTICS
Overall Net
Increase

Existing Slated for New (Unentitled Total Building
Land Use | Building Area | Demolition Construction Uses) Area
Office 790,933 sq. ft. @ | 400,000 sq. ft. | 380,800 sq. ft. 1,190,933 sq. ft.
Restaurant 37,045 sq. ft. | (28,700 sq. ft.) 28,700 sq. ft. %) 37,045 sq. ft.
Theater 19,200 sq. ft. | (19,200 sq. ft.) (%) (%) %]
Total 847,178 sq. ft. | (47,900 sq. ft.) | 428,700 sq. ft. | 380,800 sq. ft. 1,227,978 sq. ft.
sq. ft. — square feet
Source: City of Costa Mesa, June 2000
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Segerstrom Center for the Arts (SCA): The Segerstrom Center for the Arts portion of the site includes
the vacant parcel located south the Town Center Drive, between the existing South Coast Repertory
Theater (SCR) and Avenue of the Arts. A related request to abandon a portion of Town Center Drive
would add an additional 0.52 acre. The total site area is approximately 11.18 actes (see Exhibit 3-6).

Proposed uses for the site include a new 301,145 square foot, 2,500 seat symphony hall immediately east
of SCR (Building D); the previously entitled 1,000 seat/65,000 square foot expansion of OCPAC
(Building B); an approximately 140 seat/32,500 square foot expansion of SCR (Building C); a 140,000

square foot art museum/academy (Building E) at the southwest corner of Town Center Drive and Avenue

of the Arts (see Table 3-4); and the modification of the open space easement.

TABLE 3-4
SEGERSTROM CENTER FOR THE ARTS
DEVELOPMENT CHARACTERISTICS

Overall Net
Increase
Existing Slated for New (Unentitled | Total Building
Land Use Building Area | Demolition | Construction Uses) Area
Art Museum/ %) %) 140,000 sq. ft 140,000 sq. ft. 140,000 sq. ft
Academy
Symphony Hall %) @ | 301,145 sq. ft/ 301,145 sq. ft. 301,145 sq. ft
= (2,500 seats) (2,500 seats) '

OCPAC 237,000 @ | 65,000 sq. ft./ %] 302,000 sq. ft.
Expansion (3,000 seats) (1,000 seats)*
Theater 39,640 sq. ft. %) 32,500 sq. ft. 32,500 sq. ft. 72,140 sq. ft.
Expansion (668 seats) (140 seats) (140 seats)
Total 276,640 sq. ft. & | 538,645 sq. ft. | 473,645 sq. ft. | 815,285 sq. ft.

sq. ft. — square feet
*Previously Entitled
Source: City of Costa Mesa, June 2000

Balance of Town Center: As shown on Table 3-5, this portion of the project consists of 24.59 acres and
includes a number of requests that affect the balance of SCPTC north of Anton Boulevard and west of
Park Center Drive:

1. Relocate entitlements for the 186-room hotel (Building F) to the northeast corner of Bristol Street

and Anton Boulevard; and demolish and reconstruct restaurant use in conjunction with hotel;

2. Demolish and reconstruct existing office, and theater uses and add 255,000 square feet of office space
(Building A) to the southeast corner of Bristol Street and Sunflower Avenue (see Exhibit 3-7 and
Exhibit 3-8).

H:client/0080/0080014/EIR 3-4 Project Description
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South Coast Plaga Town Center Final Program EIR

TABLE 3-5
BALANCE OF TOWN CENTER DEVELOPMENT CHARACTERISTICS

Overall Net
Existing Slated for New Increase Total Building

Land Use | Building Area Demolition Construction SCPTC Area
Office 1,267,815 sq. ft. | (84,025 sq. ft.) 339,025 sq. ft. | 255,000 sq. ft. | 1,522,815 sq. ft.
Restaurant 43,090 sq. ft. | (15,300 sq. ft.) 15,300 sq. ft. o 43,090 sq. ft.
Retail 5,145 sq. ft. %) %) %) 5,145 sq. ft.
Hotel 330,000 sq. ft. @ | 186,000 sq. ft.* (%] 516,000 sq. ft.

(404 rooms) 186 rooms
Theater 31,500 sq. ft | (12,000 sq. ft.) 12,000 sq. ft. %) 31,500 sq. ft.

(1,862 seats) (700 seats) (700 seats)
Total 1,677,550 sq. ft. | 111,325 sq. ft. | 552,325 sq. ft. | 255,000 sq. ft. | 2,118,550 sq. ft.
sq. ft. — square feet
* Previously assumed within Segerstrom Center for the Arts and transferred to northeast corner of

Bristol Street and Anton Boulevard

Source: City of Costa Mesa, June 2000

3.5 INTENDED USE OF THIS EIR, RESPONSIBLE AGENCIES, AND APPROVALS
NEEDED

The EIR is being prepared by the City of Costa Mesa to assess the potential environmental impacts that
may arise in connection with actions related to implementation of the SCPTC project. The City of Costa
Mesa is the lead agency for the project and has discretionary authority over the project and project
approvals. It is the intent of the City to permit all public infrastructure improvements and all future
developments that are within the parameters established and analyzed in sufficient detail within the

framework of this EIR to proceed without further environmental analysis.

Discretionary approvals by the City are required for implementation of the proposed project including a
General Plan Amendment and North Costa Mesa Specific Plan Amendment, an amendment to the Town
Center Master Plan, and street vacations. In addition to the following currently proposed discretionary
actions for the SCPTC project, other concurrent and future approvals and ministerial actions by the City
may be required for the implementation of the proposed project. Other actions necessary to implement

the project as identified later in the section under “Other Discretionary and Ministerial Actions.
3.51 LAND USE ELEMENT GENERAL PLAN AMENDMENT

The project area is designated as Urban Center Commercial (UCC) by the City of Costa Mesa 1990
General Plan and the corresponding zoning is Town Center District (TC). Under the current General
Plan and North Costa Mesa Specific Plan, the existing development does not conform to floor-area ratios
or (building intensities) for the UCC designation (0.60 FAR offices; 0.50 FAR retail). One of the purposes

H:client/0080/0080014/EIR 3-5 Project Description
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of the SCPTC project is to amend the 1990 General Plan and North Costa Mesa Specific Pan (GP/SP) to
provide consistency between the plans in regards to existing development and the standards set forth in
both plans. The proposed Land Use Element amendment will create a new “Cultural Arts Center” land
use designation and establish building intensity and population density standards that recognize it as an
integrated commercial entertainment, and cultural arts mixed use district. Also, the amendments will
allow additional 1,109,445 square feet of development as described in Section 3.4 of this EIR.

1,109,445 sq. ft.

3.5.2 CIRCULATION ELEMENT GENERAL PLAN AMENDMENT

The Master Plan of Highways will be amended to delete a portion of Town Center Drive between Park
Center Drive and Avenue of the Arts (see Exhibit 3-9).

3.53 NORTH COSTA MESA SPECIFIC PLAN AMENDMENT

The North Costa Mesa Specific Plan will be amended to incorporate the land use intensity and density
standards of the “Cultural Arts Center” land use designation, trip budgets, building heights, open space areas,
and related policies.

3.54 SOUTH COAST PLAZA TOWN CENTER MASTER PLAN AMENDMENT

The Town Center Master Plan will be amended to incorporate the land use intensity and density standards of
the Cultural Arts Center land use designation.

3.5.5 DEVELOPMENT AGREEMENTS

In accordance with California Government Code Section 65865 et. seg., separate development agreements
will be processed with separate applicants to entitle land use intensities and zoning regulations for individual
projects within the SCPTC area.

3.5.6 STREET VACATION

A portion (0.52 acre) of Town Center Drive between Park Center Drive and Avenue of the Arts will be
vacated as a public street (see Exhibit 3-9).

H:client/0080/0080014/EIR 3-6 Project Description
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3.5.7 SUBSEQUENT DISCRETIONARY AND MINISTERIAL ACTIONS

Subsequent approvals by the City of Costa Mesa may include:

Final Master plans Conditional use permits
Planned sign programs Haul route plans
Subdivision and parcel maps Grading permits

Building permits Shared parking agreements

Acquisition of easements and right-of-way
3.6 RESPONSIBLE AND TRUSTEE AGENCIES

The EIR will also provide environmental information to responsible and trustee agencies and other public
agencies which may be required to grant approvals or coordinate with as a part of project implementation.

These agencies include, but are not limited to, the following:
State of California

State of California, Regional Water Quality Control Board. Pursuant to the federal Clean Water Act
(Section 402 [g]) and state General Construction Activity Storm Water Permit, a National Pollution
Discharge Elimination System (NPDES) permit and storm water pollution prevention plan will be
required from the California Regional Water Quality Control Board (RWQCB) for grading and
construction in areas greater than five acres. Pursuant to the NPDES permit requirements, a Notice of

Intent must be submitted.

Regional and Special Districts

Costa Mesa Sanitary District

South Coast Air Quality Management District
Orange County Sanitation District

Orange County Flood Control District

Orange County Airport Land Use Commission
Mesa Consolidated Water District
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SECTION 4
CUMULATIVE IMPACTS

Section 15130 of the CEQA Guidelines requires the consideration of cumulative impacts within an EIR.
Cumulative impacts are defined as two or more individual effects which, when considered together, are
considerable or which compound or increase other environmental effects. The individual effects may be
changes resulting from a single project or a number of separate projects. The cumulative impact from
several projects is the change in the environment which results from the project when added to other
closely related projects. In identifying projects which may contribute to cumulative impacts, the CEQA
Guidelines allow the use of either a specific list of past, present, and reasonably anticipated future projects,
providing related or cumulative impacts, including those outside the control of the lead agency, or a
summary of projections contained in an adopted General Plan or related planning document which is
designed to evaluate regional or aerated conditions. The cumulative analysis discussed in Sections 5.1
through 5.9 is primarily based on a number of past, present, and future related projects or reasonably
anticipated projects producing related or cumulative impacts. The master list of related projects and their

locations is presented in Table 4-1, List of Projects Assumed for Cumulative Impacts.

For the analysis of certain impacts, it is appropriate to consider regional planning documents or studies,
which provide projections regarding future development, rather than specific project proposals that are
under review. The cited plans in this section are incorporated by reference into this document. For
example, regional traffic projections are considered for cumulative traffic impacts, as well as local traffic
projections. The specific sources of the planning projections are described below under the relevant

environmental category.

H:client/0080/0080014/EIR 4-1 Related Projects
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TABLE 4-1

LIST OF PROJECTS ASSUMED FOR CUMULATIVE IMPACTS PROJECTS

Existing Buildout
Project Land Use Type Land Use Land Use
City of Costa Mesa
Harbor Gateway Industrial Park 784,684 sq. ft. 999,026 sq. ft.

Automobile Club Processing
Center

Urban Center Commercial

717,000 sq. ft..

967,000 sq. ft.

Metro Pointe

Hioch Density Residential
— £.4

Urban Center Commercial

296 a?r
659,100 sq. ft.

296 apt
671,600 sq. ft.

South Coast Plaza (Bristol
Street)

Regional Commercial

2,195,345 sq. ft.

2,750,000 sq. ft.

South Coast Plaza (Bear Street)

Regional Commercial

643,338 sq. ft.

690,350 sq. ft.

South Coast Metro Center

Urban Center Commercial

749,289 sq. ft.

1,620,800 sq. ft.

Home Ranch

Industrial Park

Medium Density Residential

42,495 sq. ft.

2 Sk
High Density Residential

Sakioka Lot 1 None 1,400 d.u.
Sakioka Lot 2 Urban Center Commercial None 863,00 sq. ft.
Harbor Center General Commercial n/a 336,072 sq. ft.
The Village at Mesa Verde Medium Density Residential None 90 d.u.
City of Santa Ana
Armstrong Ranch Single-Family Residential None | 99-zeres 630 d.u
MacArthur Place Office, Commercial, Hotel n/a 3,791,000 sq. ft.
Residential n/a 400 d.u.
Pactel Office Tower Office n/a 180,000 sq. ft.
Hutton Centre Hotel n/a 240 rooms
Restaurant 2

Conference

sq. ft. — square feet
apt. — apartments

d.u. — dwelling units
n/a — not applicable

Note: Cumulative scenario also includes projects already entitled within South Coast Plaza Town Center, but as yet unbuilt.

Source: City of Costa Mesa, 2000

H:client/0080/0080014/EIR

Related Projects



South Coast Plaga Town Center Final Program EIR

SECTION 5

EXISTING CONDITIONS, PROJECT IMPACTS, CUMULATIVE IMPACTS,
MITIGATION PROGRAM, AND LEVEL OF SIGNIFICANCE AFTER MITIGATION

The SCPTC EIR provides analysis of impacts for those environmental topics where it was determined in
the NOP included in Appendix A that the proposed project resulted in "potentially significant impacts."
Each topical section includes the following information: description of the existing setting; identification
of thresholds of significance; analysis of potential project effects; identification of project design features
and standard conditions and requirements, identification of mitigation measures, if required, to reduce the

identified impacts; and, identification of unavoidable significant adverse impacts, if applicable.

CEQA Guidelines §15064.7 addresses thresholds of significance and encourages each public agency to
develop thresholds of significance through a public review process. Subsequently, these thresholds must
be published and adopted by agency ordinance, code, or regulation. The City of Costa Mesa has not
formally adopted a comprehensive list of thresholds of significance. The City has established thresholds of
significance for traffic and noise. The thresholds used in this EIR have been derived from several sources,
including the City of Costa Mesa 1990 General Plan, previous EIRs prepared by the City of Costa Mesa,
the CEQA Checklist, adopted thresholds from other agencies (such as the South Coast Air Quality
Management District), and the professional opinions of the City of Costa Mesa.

The Mitigation Program identified to reduce potential project impacts is inclusive of Project Design
Features, Standard Conditions and Requirements, and Mitigation Measures. The components of the
Mitigation Program are described below:

®  Project Design Features-Project Design Features are specific design elements proposed by the project
applicant which have been incorporated into the project to prevent the occurrence of or reduce the
significance of potential adverse environmental effects. Because project design features are incorporated
into the project, they do not constitute mitigation measures. However, they are identified in the Mitigation
Program section for each topical issue to ensure that they are included in the mitigation monitoring
program to be developed for and implemented as a part of the project.

o Standard Conditions and Requirements-Standard conditions and requirements are based on local, state, or
federal regulations or laws that are frequently required independently of CEQA review, but can also serve
to offset or prevent specific impacts. Typical standard conditions and requirements include compliance
with the Uniform Building Code, South Coast Air Quality Management District Rules 401, 403, etc., local
agency fees, etc. The standard conditions of the City of Costa Mesa identified in this section include those
where implementation of the conditions would mitigate potential significant environmental impacts.
Additional standard conditions may be imposed on the project by the City during the approval process, as
appropriate.

e Mitigation Measures-Where a potentially significant environmental effect has been identified and is not
reduced to a level considered less than significant with the application of project design features and
standard conditions and requirements, project-specific mitigation measures have been recommended.

H:client/0080/0080014/EIR 5-1 Land Use and Related
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5.1 LAND USE AND RELATED PLANNING PROGRAMS

Land use issues addressed in this section include the related plans and policies governing existing and
future conditions within the South Coast Plaza Town Center (SCPTC) project area. This section also
includes a discussion of the existing and proposed land uses in the project area, and the compatibility of
land use conditions, such as density and height of land uses adjacent to the project area, with those within

the project area.

5.1.1 EXISTING CONDITIONS

Onsite Land Uses

Existing land uses within the project area are depicted in Exhibit 5.1-1. The project site encompasses
approximately 54 acres, of which 8.2 acres are proposed for development. The SCPTC is home to the
Orange County Center for the Performing Arts, South. Coast Repertory Theater, and the California
Scenario Sculpture Garden. Various land uses within the project area include mixed-use office,
commercial, and entertainment. The Santa Ana Delhi Channel traverses in a north-south direction
through the project site. Bristol Street, Sunflower Avenue, Avenue of the Arts and the San Diego (I-405)
Freeway bound the project site. Immediately to the north of the project site lies the City of Santa Ana.

Surrounding Land Uses

The project site is located within an existing developed area of the City of Costa Mesa. Exhibit 5.1-1, the
aerial photograph of the project site, provides a general overview of the site in relation to surrounding
uses. Land uses surrounding the site are complementary to those within the project area and are
comprised primarily of commercial, retail, residential, office, and visitor accommodations. John Wayne
Airport is located approximately 1 2 miles southeast of the site. The following is a brief description of

those land uses based on a field reconnaissance of the site:

e Land Uses to the North

Sunflower Avenue; multi-family residential (i.

d various commercial/retail land uses withis

e Land Uses to the South

San Diego (I-405 freeway); single-family residences; variety of retail land uses; and mid-rise office
buildings and hotels.

Hclient/0080/0080014/ EIR 5.1-1 Land Use and Related
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¢ Land Uses to the East
Avenue of the Arts; The Lakes complex (The Marriott and Wyndham hotels totaling 492 rooms),

The Lakes retail center (20,400 square feet), and The Lakes Apartment Complex (770 units);

commercial/retail land uses; agricultural uses; and single-family residential uses.

e Land Uses to the West

Bristol Street, and South Coast Plaza regional shopping center.

Related Planning Programs

Several local and regional plans and programs apply to development in and around the SCPTC project
area. These include elements of the City of Costa Mesa General Plan, the North Costa Mesa Specific
Plan, the City of Costa Mesa Zoning Code, the South Coast Air Quality Management District’s Air
Quality Management Plan, the Southern California Association of Government’s Regional Comprehensive
Plan and Guide, and the Orange County Airport Environs Land Use Plan.

City of Costa Mesa General Plan

State law (Government Code Section 65300) requires that all cities and counties within the State of
California prepare and adopt General Plans to guide the physical development of their respective
jurisdictions. Additionally, Government Code Section 65302 mandates the inclusion of seven elements

within the General Plan: Land Use; Circulation; Housing; Open Space; Conservation; Noise; and Safety.

The Costa Mesa General Plan as adopted in 1957, expansively updated in 1970, 1981, 1992 and
continually amended as needed, is the City’s most comprehensive planning document. The General Plan
is intended to guide and provide for orderly development. The General Plan includes the following
elements, which are discussed in this section: Land Use; Environmental Resources/ Management;

Community Development/Management, and Growth Management.

This section will address the Land Use Element and the Growth Management Element. All other
elements are discussed in their respective sections (i.e. the Circulation Element in the Traffic and
Circulation Section) of this EIR.

Land Use Element

The Land Use Element of the Costa Mesa General Plan as revised in 1992, contains land use designations

and a total of four land use categories: Residential, Industrial, Commercial, Public and Semi-Public.

Hzclient/0080/0080014/EIR 5.1-2 Land Use and Related
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The Land Use Element designates the project site as Urban Center Commercial (see Exhibit 5.1-2). The
Urban Center Commercial designation provides for the intense integration of development including
office, retail shops, restaurants, and hotels. =~ Development within the Urban Center Commercial
designation is intended to allow concentrated development of mixed commercial uses within a very

limited geographic area.

The proposed project would change the land use designation from Urban Center Commercial and result
in the creation of a new land use designation, Cultural Arts Center, which would be compatible with the
existing uses within the project site. The new Cultural Arts Center land use designation would establish
building intensity and population density standards to allow the build out of an integrated commercial,

entertainment, and cultural arts mixed use district.
Land Use and Circulation

One of the most significant impacts of large-scale development in Costa Mesa is the additional traffic
generation. There are two major components (1) intensity/density of development and (2) vehicle trip
characteristics that impact a circulation system. Therefore, recognizing the correlation between land use
and circulation, the General Plan Land Use Element establishes building intensities/densities to ensure
that proposed development does not create an undo burden upon the planned circulation system. For
non-residential development, the City has established intensity development standards based upon a four-
stepped floor area ratio (FAR) standard, and has established trip budgets for properties in the NCMSP.
Together, the FAR and the trip budget aid the City in assuring that building intensities and trip
generations do not exceed the capacity of the circulation system. Table 5.1-1 identifies the FAR and trip
budget for the existing and proposed land use designations for the site.

TABLE 5.1-1
EXISTING AND PROPOSAL TRIP BUDGETS BY LAND USE

SCPTC Project
Component FAR/Intensity Vehicle Trip Budget
Existing Proposed
Existing Proposed | Existing | Proposed a.m. p.m. a.m. p-m.
Urban Center | Cultural 1.20 1.77 4,187 6,213 5,143 6,587
Commercial Arts Center

Soutce: North Costa Mesa Specific Plan, April 9, 1999, South Coast Plaza Town Center Traffic Analysis,
prepared by Austin-Foust Associates, Inc., July 2000, and City of Costa Mesa Planning Department, 2000.

The goals, policies, and objectives of the City of Costa Mesa General Plan as they apply to the South

Coast Plaza Town Center project are as follows:
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GOAL III: DEVELOPMENT

It is the goal of the City of Costa Mesa to establish development policies, which will create and
maintain an aesthetically pleasing and functional environment and minimize impacts on exiting

and physical resoutces.

Objective III-A: Encourage development or redevelopment to improve and maintain the quality

of the environment.

Policies

121. Encourage the inclusion of art and aesthetically pleasing architecture into new
development and redevelopment that will have the effect of perpetuating the image of
the City of the Arts; this should also be compatible with surrounding architecture.

177. Encourage the integration of compatible land uses and housing into major development

projects to reduce vehicle trips.

178.  Land uses permitted by the General Plan which generate high traffic volumes should be
located near major transportation corridors and public transit facilities to minimize

vehicle use, congestion, and delay.
GOAL VII: LAND USE

It is the goal of the City of Costa Mesa to provide citizens with the balanced community of
residential, commercial, industrial, recreational, and institutional uses to satisfy the needs of the
social and economic segments of the population and to retain the residential character of the City;
to meet the needs of competing demands for alternative development within each land use
classification within reasonable land use intensity limits; and to ensure the community’s natural

and man-made environments.

Objective VII-B: Ensure the long term productivity and viability of the community’s economic

base.
Policies
232.  Create an environment where business can succeed while being in harmony with other
City goals.
Hclient/0080/0080014/ EIR 5.1-4 Land Use and Related
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233,

Provide levels of public improvements and services necessary to support the existing
level of business activity and to allow for the expansion of business opportunities in the

future at a level no greater than can be supported by the infrastructure.

Objective VII-C: Promote land use patterns and development, which contribute to community

and neighborhood identity.

Policies

236.

237,

241.

244.

246.

248.

Permit the construction of buildings over two stotries or 30 feet only when it can be
shown that the construction of such structures will not adversely impact surrounding
developments and deprive the existing land uses of adequate light, air, privacy, and solar

access.

Prohibit the construction of buildings which would present a hazard to air navigation as
determined by the FAA or independent studies by qualified independent private
consultants that have been certified by the FAA as true and correct.

Prior to the installation of traffic amenities or the closure of through streets in existing
neighborhoods and districts, prepare feasibility studies to determine the costs,
constraints, environmental impacts, and public receptiveness, and consider alternative

measures such as landscaped pockets in parking areas.

Encourage the use of entrance patios, courtyards, plazas, arcades, porches, and covered

walks to integrate adjacent development into the public streetscape.

Consolidate compatible street furniture elements (benches, bus shelters, newspaper racks,

trash receptacles, kiosks, etc., whenever possible

Consolidate street graphics and individual signs into single support structures where
appropriate and compatible with the purpose and function of such informational,

directional, and traffic control graphics.

Objective VII-E: Ensure the correlation between the buildout of the General Plan Land Use

Map and the Master Plan of Highways.
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Policies

255.  Building intensities/densities for proposed new development projects shall not exceed

the trip budget for applicable land use classifications, as identified in the Land Use

Element. Building intensities for proposed new development projects shall not exceed

the applicable floor area ratio standards, except for the following conditions:

Limited deviations from the graduated floor area ration standards depicted-in Tables

61 and 62 (of the General Plan) for the commercial and industrial use designations
may be approved through a discretionary review process. No deviation shall exceed
a 0.05 increase in the FAR in the moderate traffic category, and no deviation shall be
allowed for the very low, low, and high traffic categories. Deviations from the FAR
standards shall not cause the daily trip generation for the property to be exceeded
when compared to the daily trip generation for the site without the proposed project
or maximum allowable traffic generation for the Moderate Traffic FAR category,
whichever is greater.

Additions to the existing nonconforming nonresidential developments may be
allowed if the additions do not affect the overall traffic generation characteristics of
the development, and if the additions do not substantially affect the existing height
and bulk of the development. Additions to nonresidential generation rates based on
variables other than building area square footage.

In the above conditions, the new development shall be compatible with surrounding
land uses. Additional criteria for approving deviations from the FAR standards may
be established by policy of the City Council

256.  Allow the application of transportation management, rideshare programs, integration of

complimentary land uses, and other methods to reduce project related average daily and

peak hour vehicle trips in order to achieve consistency with the allocated trip budget..

Growth Management Element

The Growth Management Element contains policies for the planning and provision of traffic

improvements that are necessary for orderly growth and development. The element also contains goals,

objectives, and policies that establish specific traffic level of services standards and development

mitigation, phasing, and monitoring policies. The major goal of the Growth Management element is to

ensure that the planning, management, and implementation of traffic improvements are adequate to meet

the current and projected City needs. Additionally the Growth Management Element acts as a bridge,

which connects and maintains the correlation between the Land Use Element and the Transportation

Element.
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The goals, policies, and ordinances of the Growth Management Element as they apply to the South Coast

Plaza Town Center project are as follows:
GOAL XIV: GROWTH MANAGEMENT

It is the goal of the City of Costa Mesa to reduce traffic congestion and to ensure that adequate
transportation facilities are provided for existing and future residents of the community through
effective and comprehensive growth management practices consistent with the Land Use

Element.

Objective XIV-A: To provide and maintain a circulation system that operates within established

traffic level of service standards.
Policies

306.  The established traffic level of service shall be a level of service (LOS) D or better for all
intersections under the sole control of the City, except for the intersection of Harbor and

Gisler, which shall remain at an established level of service LOS E.

307.  The established level of service standard shall not apply to all intersections under the
jurisdiction of another city, the County of Orange of the State of California or to
intersections included on the Deficient Intersection List established by the Inter-
Jurisdictional Planning Forum for the Growth Management Area in which the City
participates.

308. The traffic level of service will be measured by the Traffic Level of Service Policy
Implementation Manual established by the Local Transportation Authority.

Objective XIV-B: To ensure that the transportation related impacts of development projects are
mitigated to the fullest extent possible, in conformance with the established traffic level of service

policies.
Policies

309.  Circulation improvements required to provide or attain the established traffic level of
service standard at an intersection to which a development project contributes
measurable traffic shall be completed within three yeas of issuance of the first building
permit for said project, unless additional right-of-way or coordination with other

government agencies is required to complete the improvement. Improvements may be
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required quicker if because of extraordinary traffic generation characteristics of the
project or extraordinary impacts to the surrounding circulation system, such

improvements are necessary to prevent significant adverse impacts.

310.  Every new development shall pay its share of costs associated with the mitigation of

project generated impacts, including regional traffic mitigation.

311. A traffic mitigation fee shall be established for circulation system improvements to the

Master Plan of Highways within the community.

313. All development contributing measurable traffic to intersections of the GMA Deficient

Intersection List shall be assessed a mitigation fee, as determined by the jurisdictions
within the GMA.

Objective XIV-C: To ensure that new land use approvals and development are phased with

commensurate roadway capacities.
Policies

316. Development Phasing Plans shall be required for all discretionary land use entitlement
and approvals and shall be approved by the Planning and Transportation Services

Divisions prior to the issuance of building permits.

317. Development Phasing Plans shall include an overall buildout plan, which can
demonstrate the ability of the circulation system to support the proposed level of

development.

North Costa Mesa Specific Plan

The North Costa Mesa Specific Plan was adopted in July 1994 and last amended in July 2000. The North
Costa Mesa Specific Plan encompasses 423 acres in the northernmost portion of the City of Costa Mesa,
area north of the San Diego Freeway (I-405). While the Specific Plan is comprised of two noncontiguous
planning areas it is generally bounded by South Coast Drive and Sunflower Avenue to the north, the I-405
Freeway to the south, the Costa Mesa Freeway (SR-55) to the east and Harbor Boulevard to the west.

It is the intent of the North Costa Mesa Specific Plan to implement the policies of the General Plan
through the adoption of development standards. These standards recognize the development potential of

the plan area and the need to sensitively integrate new development with the surrounding areas, and,
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therefore, promote both resident and business community confidence in the long term vision for the

planning area.!

The following are the development considerations contained in the North Costa Mesa Specific Plan that
apply to SCPTC:

e Land Use Compatibility/Integration. With the exception of a single five-acre parcel, the
SCPTC project site area is highly developed. The lone vacant parcel is located adjacent to the
Avenue of the Arts and is in a well defined urban area. The Orange County Performing Arts
Center, South Coast Repertory and Plaza Tower are in the immediate vicinity. As set forth in the
Specific Plan, future development within the project area should be compatible with the exiting
uses and when possible linked to the surrounding developments by sidewalks and open
space/green belt areas.

Additionally, future development should consider the location of The Lakes, a residential
development located on Avenue of the Arts and adjacent to South Coast Plaza Town Center, so
as to not create significant shade and shadow impacts.

¢ Building Heights. Building Heights are restricted to 240 feet (approximately 16 stories) west of
Park Center and 315 feet (approximately 21 stories) east of Park Center. Buildings that are
greater than 173 feet in height will require FAA approval.

¢ Nonconformity. In the event of voluntary demolition of an existing building on a single parcel,
the property owner may be allowed to redevelop either up to the General Plan intensity level for
Urban Center Commercial or up to the pre-existing development level, which is less. The parcel,
however, may not be subdivided further. The open space/greenbelt area shall also remain as
open space.

The following development standards sets forth in the North Costa Mesa Specific Plan apply to the
SCPTC project site:

3. Shade/Shadow impacts of buildings in excess of 2 stories to surrounding land uses shall

be considered during project review.

5. A mix of service-oriented retail uses (i.e. banks, restaurants, business services, health
clubs, etc.) that are easily accessible to pedestrians in large scale office developments is

encouraged.

7: Future development of the properties designated as Urban Center Commercial and
Regional Commercial by the Land Use Element of the General Plan shall be controlled
by trip budget considerations (described in Section 2.0 of the Costa Mesa Zoning
Ordinance). '

! The City of Costa Mesa, North Costa Mesa Specific Plan (July 1994)
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8.

Outdoor storage on any non-residential property in the plan area shall meet the
requirements pertaining to outdoor storage as noted in the Municipal Code under the
property’s zoning designation. In addition to the requirements stated, the following

criteria shall be met:

® Storage screening shall be of masonry or other solid non-wood material or materials
consistent with building materials used for the main structures on the subject site.
Material uses shall incorporate design elements or features of the main structures on

32.

34.

35.

36.

37.

38.

39.

the property.

® Landscaping shall be required to soften hardscape when a storage area can be seen
from the public street of from a residential property. Landscaping shall meet with
the approval of the Planning Division.

® Screening consistent with chain link fencing with wood or other material-type slats
woven between the links shall be prohibited.

The City, in cooperation with the major landholders in the plan area, shall initiate a
detailed local urban rail transit study to determine the most appropriate route alignment

and station locations within the area.

The City shall consider the need for new park and ride and/or transfer stations to
support the urban rail transit system in the review of future developments adjacent to the

proposed system.

Future development shall be consistent with and complementary to the surrounding land

uses, and linked physically by either sidewalks, pedestrian walkways, and/or open space.
Street level and pedestrian appeal shall be taken into account during site design.

Directional signage for pedestrians is encouraged to be added within the existing 3-acre
open space easement in Town Center. Signage should be placed at key entry points,

particularly adjacent to hotel(s), to guide pedestrians to various attractions.

In the event of voluntary demolition of an existing building on a single parcel in either
The Lakes or South Coast Plaza Town Center the property owner may be allowed to
redevelop either up to the General Plan intensity level for the land use designation or, up
to the pre-existing development level, whichever is less. Parcels, however, may not be

further subdivided to obtain additional development potential.

The major open space features of the South Coast Plaza Town Center and the Lakes

shall remain as a permanent open space.
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40. Appropriate measures should be taken to permanently secure the existing open space

easement in South Coast Plaza Town Center.

City of Costa Mesa Zoning Ordinance

As shown on Exhibit 5.1-3, the entire project site is zoned Town Center District (TC). The district 1s
intended to allow intensely developed mixed commercial uses within a very limited geographical area
bounded by Sunflower Avenue to the north, I-405 to the south, Bristol Street to the west, and Avenue of
the Arts to the east. Developments within this district can range from one and two-story office and retail
buildings to mid and high-rise buildings. The various permitted and conditionally permitted uses for the
Town Center district zone are listed in Section 13-30 of the City of Costa Mesa Zoning Code.

Regional Planning Programs

South Coast Air Quality Management District

The South Coast Air Quality Management District (SCAQMD) is the designated air quality planning
agency for the City of Costa Mesa and the County of Orange. Section 5.3, Air Quality, of this EIR
discusses in further detail SCAQMD’s and the proposed project’s impacts upon air quality.

Southern California Association of Governments

Southern California Association of Governments’ Regional Comprehensive Plan and Guide

The Southern California Association of Governments (SCAG) is comprised of thirteen subregions
covering Los Angeles, Orange, Riverside, Imperial, San Bernardino, and Ventura Counties. The SCAG
Regional Comprehensive Plan and Guide is intended to serve the region as a whole and establish a
framework for decision making with respect to growth and changes that can be anticipated for the next

twenty years or beyond.

SCAG is mandated by the Federal government to research and formulate plans for transportation, growth
management, hazardous waste management, and air quality. For projects of regional significance, SCAG

reviews proposed projects for consistency with regional plans.

The policies of SCAG’s Regional Comprehensive Plan and Guide that apply to the SCPTC project are

discussed below.
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Growth Management Plan
The Growth Management Plan (GMP) contains the regional projections of employment, population, and
housing growth, and serves as the regional planning framework to accommodate growth. This includes

the balancing of future job and housing opportunities and the Regional Housing Needs Assessment.

The following Growth Management Policies relate to the South Coast Plaza Town Center project:

® The population, housing, and job forecasts, which are adopted by SCAG’s Regional Council and
that reflect local plans and policies, shall be used by SCAG in all phases of implementation and
review.

® Encourage patterns of urban development and land use which reduce costs on infrastructure
construction and make better use of existing facilities.

® Encourage local jurisdiction plans that maximize the use of existing urbanized areas accessible to
transit through infill and redevelopment.

® Encourage planned development in areas least likely to cause environmental impact.
Regional Mobility/ Regional Transportation Plan

Federal and State legislation have entrusted SCAG with the responsibility of preparing a Regional
Transportation Plan (RTP) and program. SCAG’s Regional Mobility Element (RME) meets the Federal
and State requirements for a RTP. The RME of SCAG’s Regional Comprehension Plan and Guide is the
principal policy, strategy, and objective statement of SCAG for transportation. The RME provides a

comprehensive strategy for achieving mobility and air quality mandates.

The policies of the RME that relate to the SCPTC project ate as follows:

® Meet the need for mobility and access to transportation of an increased employment and
population base in the subregions and region, reduce congestion to 1990 or better levels of
performance and enhance the movement of goods.

e Serve everyone’s transportation needs in a safe, reliable, economic way, including those who
depend on public transit, such as the elderly, handicapped and disadvantaged.

e DPromote transportation strategies that are innovative and market-based, encourage new
technologies, and support the Southern California economy.

Policies

e Transportation control measures shall be a priority.
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e New transportation infrastructure will incorporate advanced system technologies where
appropriate.

Orange County Airport Environs Land Use Plan

The SCPTC project area is located approximately 1 "> miles northwest of John Wayne Airport. The
elevation of the project site is 30 feet above mean sea level (msl) and the official elevation of John Wayne
Airport is 53.68 feet above msl.

Section 21675 of the Public Utilities Code of the State of California requires the Airport Land Use
Commission (ALUC) of Orange County to formulate a comprehensive land use plan for the area
sutrounding each public airport in Orange County. Orange County prepared the Airport Environs Land
Use Plan (AELUP) in 1983, and last amended it in December of 1999. The purpose of the AELUP is to
protect the public from the adverse effects associated with airport functions and to ensure the continued

safe operations of the airports within Orange County.

Noise and height restrictions have been adopted by the ALUC for the area surrounding John Wayne
Airport. The proposed project does not lie within the designated noise contour lines adopted by the
commission therefore; noise criteria do not apply. However the building height restrictions as set forth in
Federal Aviation Regulations Part 77 (FAR Part 77), Objects Affecting Navigable Airspace, do apply.
Structural height is limited to the distance between the ground elevation of the site and the elevation
which the Federal Aviation Administration (FAA) has determined will not adversely affect an airport or its
aeronautical operations, including interference with navigational-aids or published flight paths and

procedures.

Additionally, FAR 77 requires that notice be given to the FAA for any proposal to erect or alter an object
that may affect the navigable airspace by exceeding the height specified within an “Imaginary Notice
Surface”. Imaginary surfaces are defined as means of elevations, heights, and slopes in relation to
individual airports and the spaces above which are reserved for air navigation. This Imaginary Notice
Surface extends at a slope of 100:1 slope (100 feet horizontally for each foot vertically) upward from the

nearest airport runway for a distance of 20,000 feet..

The project site lies within one imaginary surface, the horizontal surface, which is 150 feet above the
airport elevation. As identified in Exhibit 5.1-4, the project site lies entirely within the 100:1 slope
notification surface. Therefore, according to the Advisory Circular, “Any person or agent who intends to
sponsor construction is required to submit notice to the Administrator if the proposed construction or

alteration falls within any of the following categories: the proposed object or alteration would be within
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10,000 feet of an airport or seaplane base having no runway more than 3,200 feet in length and the object

would exceed 50:1 horizontal slope from the nearest point of the runway...”!

The General Policy of the Orange County ALUC in reference to height restrictions is that within the
boundaries of the AELUP, a land use is acceptable if it;

® Does not permit structure of excessive height in areas which would affect adversely the continued
operation of the airport and;

® Does not permit activities that would adversely affect aeronautical operations.

The FAA will make a determination that the project is either:

¢ A hazard to air navigation

¢ An obstruction to air navigation, but not a hazard and the FAA will then establish conditions for
the marking and lighting of buildings2.

® Neither an obstruction or hazard to air navigation

An object is defined as an obstruction to navigation by FAR 77.23 if it is greater than:

® A height of 500 feet above ground level at the site of the object.

® A height that is 200 feet above ground level or above the established airport elevation, whichever
is higher, within three nautical miles of the established reference point of an airport.

® A height within a terminal obstacle clearance area which would result in the vertical distance
between any point of the object and an established minimum instrument flight altitude within the
area or segment to be less than the required obstacle clearance.

® A height within an en route obstacle clearance area including turn and termination areas of a
federal airway approved off-airway route that would increase the minimum obstacle clearance
altitude.

e The surface of a takeoff and landing area of any airport or any imaginary surface.

! Federal Aviation Administration Advisory Circular (AC 70.7460-2j, Section 6b.1b)
* Even if a building falls within the height restriction standards it must be clearly visible during hours of twilight and darkness and
must be clearly marked and lighted
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512 PROJECT IMPACTS

Thresholds of Significance

The proposed project will result in a significant impact on the environment related to land use issues if it:

e Generates a conflict with any applicable land use plan, policy, or regulation of a responsible
agency with jurisdiction over the project adopted for the purpose of avoiding or mitigating an
environmental effect.

e Creates an incompatibility with existing or planned land uses onsite or adjacent to the project site.
e Results in a substantial adverse change in existing land use patterns.

Land Use Compatibility

Land use compatibility is primarily determined by the sensitivity of land uses to the characteristics
associated with another land use, such as activity, noise, density, height, bulk, and/or appearance.
Therefore, other environmental issues in Section 5 of this EIR, which analyze these environmental

changes, are relevant to the analysis of land use compatibility and are referenced in this discussion.
Compatibility with Onsite Land Uses

The development of the SCPTC project site will result in a variety of environmental impacts to the urban
systems in the area that affect land use and land use compatibility related to water quality, traffic, air
quality, public services and utilities, etc. These impacts, although related to land use, are addressed in
individual sections of this EIR. This section focuses on impacts to onsite and surrounding land uses, and
impacts related to land use planning programs resulting from implementation of the project. The analysis
of impacts to onsite and surrounding land uses is based on the current environmental setting of the

project site.

Two Town Center. Two Town Center is located south of Anton Boulevard and west of Avenue of the

Arts and includes four office buildings (DiTech.com, Downey Savings, Comerica, and Bank of America)
and three free standing restaurants (Jerry’s Deli, El Torito Grill, and TGI Fridays), the four-screen
Edwards Cinema, and a single-story retail building occupied by the Amici Italian Restaurant. The
California Scenario outdoor sculpture gardens is also located in this planning area. Currently there is
approximately 800,000 square feet of office, restaurant, retail, and theater land uses within the 18.28 acres
that comprise this planning area. Proposed is an additional 400,000 square feet of office, 28,700 square
feet of reconstructed restaurant and retail uses (Building H and J). The office uses and the 1,056 parking
spaces (Building G and I) associated with the Two Town Center component of the SCPTC project would
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be compatible with existing onsite office uses and the other uses proposed as part of the project due to
the similar nature of such uses (e.g., type, height, density, etc.). Hence, significant compatibility impacts

would not occur.

Segerstrom Center for the Arts. The proposed project involves the expansion of the existing repertory
theater (Building C), the construction of a symphony hall (Building D) immediately adjacent to the South
Coast Repertory Theater (SCR), an art museum/academy (Building E) at the southwest corner of Town
Center Drive and Avenue of the Arts and expansion (Building B) of the Orange County Performing Arts

Center (OCPAC). Compatible land uses that are onsite are the SCR and the Orange County Performing
Arts Center. The proposed expansion and/or development of 473,645 square feet of unentitled and
65,000 square feet of entitled (OCPAC expansion) cultural uses are complementary both with the existing
land uses, and with the General Plan policy to encourage the inclusion of art and aesthetically pleasing
architecture into new development and redevelopment that will have the effect of perpetuating the image
of the “City of the Arts.”

Balance of Town Center. The Town Center Planning Area currently supports over 1.6 million square

feet of office, restaurant, retail, hotel, and theater uses. Proposed for the site, as part of the Balance of
Town Center component of the SCPTC project, is an additional 255,000 square feet of unentitled office
space, approximately 84,035 square feet of reconstituted office space, and an additional 186,000 square
feet of previously entitled hotel (Building F). The proposed hotel would be located on the northeast
corner of Bristol and Anton Boulevard adjacent to the existing Westin Hotel. The southeast corner of
Bristol Street and Sunflower Avenue would support the additional office uses. Similar to the Two Town
Center component, development of the above mentioned hotel and office uses would be compatible with
similar existing onsite and hotel uses within the immediate vicinity of the proposed uses. Therefore, no

significant compatibility impacts would occur with existing and proposed uses.

Implementation of the various proposed project land uses would occur in a manner that is compatible
with the existing land uses in Town Center, thereby minimizing any potential on-site land use conflicts.
Building heights, storage areas, trash receptacles, parking configurations, signage, and landscaping for land
uses would be subject to a subsequent level of review by the City of Costa Mesa to ensure that the

proposed uses do not result in potentially significant land use incompatibility.

It is expected that compliance with 1) the development standards set forth in the North Costa Mesa
Specific Plan, 2) conditions of approval adopted as part of the project, and 3) the mitigation program for
the project, land use conflicts would not occur.

Development Standards that are applicable to the proposed uses are as follows:

® Encourage a mix of service-oriented retail uses that are easily accessible to office uses.
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® Design outdoor storage areas in accordance with the Costa Mesa Zoning Code, and design
requirements including the use of masonry or other solid non-wood material or materials
consistent with building materials used for the main structures on the subject site. Material uses
shall incorporate design elements or features of the main structures on the property and screen
storage areas from streets and residences.

e Provide landscaping to parking structures visible from public streets or residential areas.

® Provide pedestrian linkages from the SCPTC project area, including linkages to the public
sidewalk system include bikeway linkages

Compatibility With Surrounding Land Uses

Land Uses to the North

Immediately north of the project site is the City of Santa Ana. Surrounding land uses to the north include
multi-family residential and commercial/retail land uses. North of Sunflower Avenue and east of Avenue
of the Arts are multi-story apartment complexes. At the intersection of Bristol Street and Sunflower

Avenue there are a variety of commercial and retail land uses.

Proposed building heights for structures located within the SCPTC site would be limited to 315 (21
Stories) feet west and east of Park Center, with any structure over 173 feet requiring approval from the
FAA. Surrounding land uses to the north are primarily single and multi-level retail, commercial, and
multi-family residential. The SCPTC project represents an intensification of land uses in relation to the
existing adjacent uses. However, the proposed land uses are similar to the existing onsite conditions and
the project does not propose to introduce any new types of land uses within the project area. Therefore,
implementation of the SCPTC project is expected to be compatible with the surrounding land uses to the

north.
Land Uses to the South

The San Diego (I-405) Freeway serves as the southern boundary of the project site. Directly south of the
I-405 there are existing single family residences, retail uses, and mid-rise office buildings and hotels. The
1-405 Freeway serves as a buffer zone, separating the project site from land uses directly to the south by
more than 300 feet. Therefore, land uses south of the I-405 will not be significantly impacted by the

proposed project.
Land Uses to the East

To the east of the project site are 27 acres that comprise The Lakes. The Lakes complex consists of two
hotels, totaling 492 rooms (The Marriott and Wyndham), The Lakes retail center (20,400 square feet), and
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The Lakes Apartment Complex (790 units). The commercial uses clustered on the southwest corner of
Avenue of the Arts and Anton Boulevard are primarily comprised of the Macaroni Grill Restaurant. To
the east of The Lakes complex but south of Sunflower Avenue the land uses are primarily agricultural with
some single-family residential located east of Anton Boulevard. i

The Lakes complex is primarily high density residential. The apartment complex is a total of six stories;
however, commercial uses are allowed to be developed up to 110 feet, or approximately 11 stories.

Development of similar uses under the SCPTC is considered compatible with existing and planned land

uses to the east of the project site. Moreover, any development on the SCPTC project site would consider
shade and shadow impacts that may effect The Lakes complex. Section 5.9, Aesthetics discusses in
further detail any shade and shadow impacts that may result from implementation of the proposed

project. These impacts are considered to be less than significant.
i

Land Uses to the West

Immediately west of the project site is South Coast Plaza, a major regional commercial center
encompassing 97 acres and approximately 3.0 million square feet. The project site is accessible from
South Coast Plaza via a pedestrian bridge that spans Bristol Street. The development of the various land
uses within the SCPTC are considered compatible with the retail uses east of the project site.

Related Planning Programs

Costa Mesa General Plan

The goals, policies, and objectives of the Costa Mesa General Plan that are relevant to the SCPTC project
were reviewed for project consistency. Consistency was determined on a policy by policy basis and the

evaluation is presented in the following discussion.
Land Use Flement

The focus of the General Plan Land Use Element policies is to ensure that land uses are located and
implemented in a manner that preserves the residential character of the City, can be accommodated by
existing and/or planned infrastructure, ensure the economic viability of the community, and minimizes
impacts on existing and physical resources. The proposed project is generally consistent with the Land
Use Element. The SCPTC project is consistent with the goal to ensure that land use decisions made by

the City are based on careful consideration of these factors.

Implementation of the SCPTC project requires an amendment to the City of Costa Mesa’s General Plan
and the North Costa Mesa Specific Plan. The proposed project is inconsistent with the project area
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General Plan and Specific Plan land use designations of Urban Commercial Center, and would require an

amendment to both plans to create a new land use designation Cultural Arts Center.

A comprehensive analysis of the potential environmental impacts associated with the proposed General
Plan and Specific Plan amendments is provided throughout Section 5 of this EIR. Where applicable,
mitigation has been proposed to reduce potential impact. All significant impacts can be reduced to a level
that is considered less than significant with the exception of the following: traffic impacts, short-term

construction-related and long-term operational air quality impacts.

The SCPTC project integrates retail, cultural, and office land uses into an urban infill site located in
proximity to major freeway and roadway corridors. Moreover, the project will be phased in such a
manner that infrastructure improvements (e.g., roadway modifications, water/sewer lines, etc.) are
provided in advance of and/or at the time of project demand. As with any new development in the City,
the project applicant will be required to contribute to necessary public services and facilities through the

payment of development impact fees.

In addition, the proposed development of the project site would be consistent with the City’s policy to
encourage the integration of art and “aesthetically pleasing architecture” into site development
(Policy 121), and with related development standards set forth in the North Costa Mesa Specific Plan to

ensure project consistency with Policy 121.

Therefore, the project is not expected to result in any significant impacts related to the Land Use Element.

Growth Management Flement

The City of Costa Mesa’s Growth Management Element establishes criterion to ensure that the City’s
growth does not outpace the City’s circulation system. As discussed previously, growth and development
can restrict a circulation system’s ability to function at a level that is considered adequate (LOS D) or
better. Implementation of the SPCTC requires a revision to the trip budgets specified in the North Costa
Mesa General Plan and Town Center Master Plan. According to the traffic analysis that was prepared for
the SCPTC and discussed in EIR Section 5.2, Transportation and Circulation, the project will contribute
to a cumulative significant, unavoidable impact to the intersections of Bristol Street and Sunflower
Avenue, Main Street and MacArthur Boulevard, and Main Street and Sunflower Avenue. The project
applicant will be required to pay development fees and provide roadway improvements associated with the
mitigation traffic impacts. The project will be phased “....to demonstrate the ability of the circulation
system to support the proposed levels of development” consistent with Costa Mesa General Plan
Policy 317.
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North Costa Mesa Specific Plan

The North Costa Mesa Specific Plan implements the policies of the General Plan through the
establishment of development standards. As proposed, the SCPTC project would require an amendment
to the Specific Plan to reflect revised trip budgets, permitted floor area ratios, and the maximum building
height permitted. The following is a discussion of the proposed project’s consistency with the

development standards set forth in the Specific Plan:

¢ Land Use Compatibility/Integration. The SCPTC project includes the development of the
Segerstrom Center for the Arts (e.g., symphony hall, theater, museum/art academy, etc.) and
expansion of the OCPAC. Such development is easily integrated and compatible with the
existing OCPAC and the SCR, and consistent with the Specific Plan in that the land uses would
be complementary to surrounding development. Moreover, the proposed office and
commercial/retail uses associated with other components of the SCPTC project are also
considered to be highly compatible with similar existing uses located throughout Town Center.

¢ Building Heights. Implementation of the proposed project would exceed the maximum
building height of 240 feet, west of Park Center Drive. Implementation of the SCPTC project
would require an amendment to the Specific Plan to allow the development of up to a 21-story
office building located at the northeast corner of Bristol Street and Sunflower Avenue. This
amendment, in and of itself, would not result in a substantial adverse land use impact.

¢ Nonconformity. Amendment to the North Costa Mesa Specific Plan would not result in any
nonconformity impacts. Rather, implementation of the SCPTC project would initiate a Specific
Plan amendment that would correct current inconsistencies between current development and the
existing Specific Plan. This amendment and the establishment of a new 1.77 FAR for the site,
would resolve any nonconformity issues associated with the SCPTC project.

City of Costa Mesa Zoning Code

Implementation of the proposed project would not alter the Town Center district zoning of the project
area. The TC zoning designation allows for intensely developed mixed commercial uses within the very
limited geographical area considered the project site. Developments within this designation can range
from one and two story office and retail buildings to mid to high rise buildings. The SCPTC project
would be consistent with these land uses. The North Costa Mesa Specific Plan includes development
standards for the project site. The zoning code would take precedence if the Specific Plan does not

address a particular zoning issue. No significant adverse impacts are anticipated to occut.
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Regional Planning Programs

South Coast Air Quality Management District

Section 5.3, Air Quality contains an analysis of the proposed project’s compliance with the South Coast
Air Quality Management District’s Air Quality Management Plan (AQMP). Please refer to Section 5.3 for

a discussion of the project’s consistency with the AQMP and significance criteria.

Southern California Association of Governments’ (SCAG) Regional Comprehensive Plan and Guide

The proposed project would be consistent with the growth management policies previously identified in

this Section. Below is a discussion of the consistency determinations:

e Incorporated into the EIR for reference and for significance determination are the population,
housing, and employment forecasts provided by SCAG, the U.S. Census Bureau, the State
Department of Finance, and the Center for Demographic Research at California State University
at Fullerton. Section 5.7, Employment, Population, and Housing contains a detailed discussion in
relation to employment, population, and housing impacts.

e The proposed project is an intensification of land uses which utilizes existing infrastructure such
as roadways and utilities. Where upgrades to the circulation system or other public service
systems are necessary, these are identified through the EIR process (see EIR Section 5.2 and 5.8).

e The project site is highly urbanized and contains no significant natural environmental resources.
Impacts to air quality and water quality are identified in EIR Sections 5.3 and 5.6 respectively.
This EIR has identified measures to mitigate any impacts to air and water to a level that is less
than significant.

Regional Mobility/Regional Transportation Plan

The proposed project’s consistency with the Regional Mobility Element of the Comprehensive Plan and

Guide is discussed in Section 5.2, Transportation and Circulation.

Orange County Airport Environs Land Use Plan

The project site is within the FAA notice area for John Wayne Airport. Buildings located in the SCPTC
could range in height from one to ten stories without FAA approval. Structures larger than 10 stories
would penetrate the 100:1 Notice Surface. This determination was concluded by dividing the distance of
the nearest runway to the SCPTC project site (approximately 7,920 feet) by 100 feet (the Notice Surface
extends with a 100:1 slope). The result, 79.2 feet, is added to the base elevation of John Wayne Airport
(53.68 msl) which equals a total of 132.88 feet. Therefore, buildings on the SCPTC site (e.g:, Balance of
Town Center, Buildings A and F) could be constructed to a height of 132.88 feet, or rather approximately
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a ten- story building, without penetrating a 100:1 Notice Surface. The SCPTC project site is not located
within the Conical Surface and therefore, is not subject to FAA regulations for the 20:1 Notice Surface for
Conical Surfaces. However the proposed project is subject to FAR Part 77 and does require FAA
notification. Any structure to be built to exceed 132.88 feet will require the approval of the FAA pursuant
to FAR 77.

With the filing of required notices, no conflict with the AELUP is anticipated. No conflict with FAR
Part 77 is anticipated.

513 CUMULATIVE IMPACTS

The study area for cumulative land use impacts takes into consideration both the related projects and
proposed project consistency with plans, policies, and programs of the City of Costa Mesa and responsible

agencies.

The additional development that will occur in the area of the SCPTC project site consists of primarily
commercial, retail, and restaurant uses. The related projects are detailed in Section 4.1, Cumulative
Impacts. Proposed development within the SCPTC would result in the addition of new hotel rooms,
office space, retail, and a variety of cultural/entertainment land uses. As with the proposed project,
evaluated in this EIR, each of the related projects would be subject to its own environmental review for
consistency with the City of Costa Mesa General Plan, the North Costa Mesa Specific Plan, and the other
regional plans. Cumulative impacts associated with other land use issues such as traffic, noise, etc., are

discussed in the various sections of this EIR that correspond with each individual issue.

The cumulative land use compatibility influence area includes the project site and immediately
surrounding area. The areas within and surrounding the project site have primarily been developed with
commercial, retail, hotel, and office uses. To the north and to the east of the project site there are multi-
family residential uses. Due to the types of land use surrounding the project site, land use compatibility
with more distant areas will not likely be affected by the implemented land uses of the SCPTC.

514 MITIGATION PROGRAM

Standard Conditions and Requirements

The proposed project will be subject to all of the applicable conditions and regulations set forth in the
North Costa Mesa Specific Plan, the City of Costa Mesa zoning ordinance, and all requirements and
enactments of federal, state, county, city and other governmental entities with jurisdiction. All such

requirements and enactments of these agencies will become conditions of project implementation.
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Mitigation Measures

Mitigation Measure 1-1. Prior to the issuance of a building permit for any structure located within the
FAA Notice AREA for John Wayne Airport, the project applicant shall submit a Notice of Proposed
Construction to the FAA. The ALUC will review the project for consistency with the Commission’s
AELUP. The project shall comply with the provisions and restrictions imposed by the FAA and the
ALUC. This condition shall be included in the North Costa Mesa Specific Plan and the final project-

specific master plans, and shall be verified by the Costa Mesa Planning Division.

Mitigation Measure 1-2. The City of Costa Mesa will review the final site plans for development within

the SCPTC project area for consistency with any adopted plans for the area.
5.1.5 LEVEL OF SIGNIFICANCE AFTER MITIGATION

With implementation of the standard conditions and mitigation measures described above no significant

land use and planning program impacts are anticipated from development of the proposed project.
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5.2 TRANSPORTATION AND CIRCULATION

A traffic study was prepared by Austin-Foust Associates, Inc. in June 2000 for the South Coast Plaza
Town Center (SCPTC) project. The traffic study is summarized below and included in its entirety in
Appendix C of this EIR.

521 METHODOLOGY

Derivation of General Plan buildout conditions was carried out using traffic forecasts from the Costa
Mesa Traffic Model (CMTM). This model is the City of Costa Mesa’s primary tool for estimating buildout
traffic conditions in the City and has the capability of forecasting average daily traffic (ADT) as well as

peak hour turning movement volumes on the circulation system in this area.

A portion of the study area is outside the limits of the CMTM. Specifically, fourteen intersections are
located in the City of Santa Ana and one intersection is located in the City of Irvine. To forecast buildout
traffic volumes for these five Santa Ana locations, long-range ADT forecasts as shown in the Santa Ana
Circulation Element were utilized. A growth factor derived from the comparison of existing ADT
volumes and the projections from the City of Santa Ana was applied to existing turning movement counts

to determine buildout turning movement volumes.

Long-range buildout volumes (ADT and peak hour turning movement volumes) for the Irvine portion of

the study area were obtained from the City of Irvine’s Traffic Analysis Model ITAM).
Intersection Level of Service Methodology

Roadway petrformance is most often controlled by the performance of intersections—specifically during
peak traffic periods. This is because traffic control at intersections interrupts traffic flow which would
otherwise be relatively unimpeded except for the influences of on-street parking, access to adjacent land
uses, ot other factors resulting in intersection of vehicles between intersections. Operating conditions at
intersections are typically described in terms of “level of service” (LOS). Level of service is a qualitative
measure of facility’s operating performance described with a letter designation from A to F. A represents

the best operating condition and F the worst.

Traffic Study Area

The traffic analysis area is generally bounded by Warner Avenue to the north, Fairview Road to the east,
Baker Street to the south, and SR-55 Freeway to the west (see Exhibit 5.2-1). All major intersections in
this area were analyzed with respect to project impacts using peak hour traffic volume data. In addition,

the intersection of Red Hill Avenue and Main Street in the City of Irvine is also analyzed.
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The following intersections are included in the South Coast Plaza Town Center traffic study area

(numbers refer to intersection numbers in the Costa Mesa Traffic Model (CMTM));

Costa Mesa

38. Fairview & Sunflower

41. Bear & Sunflower

42. Bristol & Sunflower

45, Fairview & South Coast

48. Bristol & Anton

51. Fairview & 1-405 NB Ramps
53. Bristol & I-405 NB Off Ramp
54. Bristol & I-405 SB Ramps

59. Bristol & Paularino

60. Bear & SR-73 SB Ramps

62. Bristol & Baker

70. Bear & SR-73 NB Ramp

71. Park Center & Sunflower

72. Avenue of the Arts & Sunflower
73. Sakioka/Flower & Sunflower
74. Anton & Sunflower

75. Bristol & Town Center Drive
77. Park Center & Anton

78. Avenue of the Arts & Anton
79. Sakioka Drive & Anton

Santa Ana

101.  Bristol & Warner

102.  Main & Warner

103. Bristol & Segerstrom

104. Main & Dyer

105. Bristol & MacArthur

106. Flower & MacArthur

107. Main & MacArthur

108. SR-55 SB Ramps & MacArthur
109.  SR-55 NB Ramps & MacArthur
110.  Main & Sunflower

112.  Bear & MacArthur

113. Flower & Segerstrom/Dyer
114.  Hutton Centre/MacArthur
H:client/0080/0080014/EIR 5.2-2 Transportation and Circulation
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Irvine

111. Red Hill & Main

Exhibit 5.2-2 illustrates the existing lane configurations at these intersections within the traffic study area.

All major intersections in this area were analyzed with respect to project impacts using peak hour traffic

volume data.

5.2.2 EXISTING CONDITIONS

Coast Mesa Planning Policies

The following identifies the goals, objectives, and policies of the City of Costa Mesa General Plan that are

applicable to the South Coast Plaza Town Center project with respect to traffic and circulation issues.

Costa Mesa General Plan Transportation Element

GOAL V: TRANSPORTATION

“It is the goal of the City of Costa Mesa to provide for a balanced, uncongested, safe, and energy-

efficient transportation system, incorporating all feasible modes of transportation.

Policies

160.

161.

162.

169.

172.

Require discussion of transit services needs and site design amenities for transit ridership

in EIRs for major projects.

Require discussion of transportation system management (ISM) and transportation

demand management (TDM) measures in all EIRs prepared for major projects.

Incorporate bicycle facilities (circulation and storage) into the design and development of

all new commercial and industrial projects and public facilities.

Require dedication of right-of-way, in an equitable manner, for development that

increases the intensity of land use.

Encourage Costa Mesa businesses to provide employee information to the Orange

County Transportation Authority to assist in planning for public transit services.
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173.

177.

—
Y]
%0

Encourage Costa Mesa businesses to provide their employees with information as to the
Orange County Transportation Authority and setvices and information as to the Master

Plan of Bikeways and bicycle facilities.

Encourage the integration of compatible land uses and housing into major development

projects to reduce vehicle use.

Coordin ate

186.

187.

187A.

188.

192.

SOOE

residential, shopping, and employment centers, parks, schools, other public facilities,

public transportation facilities, and bicycle networks in adjacent cities.

Attempt to maintain or improve mobility within the City to achieve a standard level of
service not worse than Level of Service “D” at all intersections under the sole control of
the City with the exception of the following intersection for which Level of Service “D”

may not be obtained: Harbor and Gisler.

Cooperate with the State Department of Transportation and adjacent jurisdictions to
maintain or improve mobility within the City to achieve a standard level of service no
worse than Level of Service “D” at all intersection for which Level of Service “D” may

not be obtained: Bristol and Sunflower.

While the intersection of 1) Harbor and Gisler and 2) Bristol and Sunflower may exceed
LOS “D”, the City shall work to ensure that the future ICUs do not exceed those
identified in the General Plan.

Place priority on improving parallel streets and intersections, completing the Master Plan
of Bikeways, and improving transit opportunities or reducing densities in the areas

surrounding identified deficient intersections.

Maintain balance between land use and circulation systems by phasing new development
to levels which can be accommodated by roadways existing or planned to exist at the

time of completion of each phase of the project.”

GOAL VI: TRANSPORTATION MANAGEMENT

“It is the goal of the City of Costa Mesa to provide for standard service levels at signalized

intersections by construction of capacity improvements for all various modes of circulation,

adopting land use intensities commensurate with planned circulation improvements and

implementing traffic demand reduction programs, thereby creating a more energy efficient

transportation system.”
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Objective VI-B: To promote the use of nonsingle-occupant vehicular modes of transportation
in and through the City.

216.  Coordinate with major employers to gain support for an implementation of
transportation management rideshare programs. Program components may include flex-

time, transit subsidies, and improvement communications.

Objective VI-D: Ensure correlation between buildout of the General Plan Land Use Map and
the Master Plan of Highways.

255.  Building densities/intensities for proposed new development projects (based on floor
area ration standards in the General Plan) shall not exceed the trip budget for such uses.

256. Allow the application of transportation management ridesharing programs, integration of
complementary land uses, and other methods to reduce project related average daily and

peak hour vehicle trips in order to achieve consistency with the allocated trip budget.
Costa Mesa General Plan Growth Management Element

GOAL XIV: GROWTH MANAGEMENT

“It is the goal of the City of Costa Mesa to reduce traffic congestion and to ensure that adequate
transportation facilities are provided for existing and future residents of the community through
effective and comprehensive growth management practices consistent with the Land Use

Element.”

Objective XIV-A: To provide and maintain a circulation system that operates within established

traffic level of service standards.
Policies

306.  The established traffic level of service shall be level of service (LOS) D or better for all
intersections under the control of the city, except for the intersection of Harbor and
Gisler which shall have an established level of service (LOS) E or better.

307.  The established level of service standard shall not apply to intersections under the
jurisdiction of another city, the County of Orange or the State of California or to
intersections included on the Deficient Intersection List established by the Inter-
jurisdictional Plan Forum for the Growth Management Area in which the city
participates.
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Objective XIV-B: To ensure that the transportation related impacts of development projects are

mitigated to the fullest extent possible, in conformance with the established traffic level of service

policies.

Policies

3009.

Circulation improvements required to provide or attain the established traffic level of

service standard at an intersection to which a development project contributes

309A.

310.

313.

measurable traffic shall be completed within three years of issuance of the first building
permit for said project, unless additional right-of-way or coordination with other
government agencies is required to complete the improvement. Improvements may be
required sooner if, because of extraordinary traffic generation characteristics of the
project or extraordinary impacts to the surrounding circulation system, such

improvements are necessary to prevent significant adverse impacts.

Construction of circulation improvements for phased development projects may be
constructed commensurate with the project construction based upon the findings of a

traffic study approved by the City of Costa Mesa.

Each new development project shall pay its fair share of costs associated with the

mitigation of project generated traffic impacts, including regional traffic mitigation.

All development contributing measurable traffic to intersections on the GMA Deficient
Intersection List shall be assessed a mitigation fee, as determined by the jurisdictions
within the GMA.

Objective XIV-C: To ensure that new land use approvals and development are phased with

commensurate roadway capacities.

Policies

316.

o) 8

Development Phasing Plans shall be required for all discretionary land use entitlement
and approvals and shall be approved by the Planning and Transportation Services

Divisions prior to the issuance of building permits.

Development Phasing Plans shall include an overall buildout plan that can demonstrate

the ability of the circulation system to support the proposed levels of development.
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Costa Mesa General Plan Land Use Element

GOAL VII: LAND USE

“It is the goal of the City of Costa Mesa to provide its citizens with a balanced community of

residential, commercial, industrial, recreational, and institutional uses to satisfy the needs of the

social and economic segments of the population and to retain the residential character of the City;

to meet the competing demands for alternative developments within each land use classification

within reasonable land use intensity limits; and, to ensure the long term viability and productivity

of the community’s natural and man-made environments.”

Objective VII-E: Ensure correlation between buildout of the General Plan Land Use Map and
the Master Plan of Highways.

Policies

255.

256.

Building densities/intensities for proposed new development projects shall not exceed
the trip budget for applicable land use classifications, as identified in the Land Use
Element. Building intensities for proposed new development projects shall not exceed
the applicable floor areas standards; except, limited deviations from the graduated floor
area ratio standards depicted in Tables 61 and 62 (of the General Plan) for the
commercial and industrial land use designations may be approved through a discretionary
review process. No deviation shall exceed a 0.05 increase in the FAR in the moderate
traffic category, and no deviation shall be allowed in the very low, low, and high traffic
categories. Deviations from the FAR standards shall not cause the daily trip generation
for the property to be exceeded when compared to the existing daily trip generation for
the site without the proposed project or the maximum allowable traffic generation for the
Moderate Traffic FAR category, whichever is greater. The new development shall be
compatible with the surrounding land uses. Additional criteria for deviations from the

FAR standards may be established by policy of the City Council.

Allow the application of transportation management rideshare programs, integration of
complementary land uses, and other methods to reduce project related average daily and

peak hour vehicle trips in order to achieve consistency with the allocated trip budget.

Southern California Association of Governments’ Planning Policies

Policies of SCAG’s Regional Comprehensive Plan and Guide and Regional Transportation Plan that are

applicable to the proposed South Coast Plaza Town Center project are identified in below.
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SCAG Regional Comprehensive Plan and Guide: Growth Management Chapter

3.13  Encourage local jurisdictions’ plans that maximize the use of existing urbanized areas accessible

to transit through infill and redevelopment.

SCAG Regional Comprehensive Plan and Guide: Air Quality Chapter

use of telecommunications, provision of community based shuttle services, provision of demand

management based programs, or vehicle-miles-traveled/emission fees) so that options to

command and control regulations can be assessed.

511  Through the environmental document review process, ensure that plans at all levels of
government (regional, air basin, county, subregional and local) consider air quality, land use,
transportation and economic relationships to ensure consistency and minimize conflicts.

SCAG Regional Transportation Plan

GOALS

1. Meet the need for mobility and access to transportation of an increased employment and
population base in the subregions and region, reduce congestion to 1990 or better levels of

performance and enhance the movement of goods.

2. Serve everyone’s transportation needs in a safe, reliable and economical way, including those who

depend on public transit, such as the elderly, handicapped and disadvantaged.

5% Promoted transportation strategies that are innovative and market-based, encourage new

technologies and support the Southern California economy.
Policies
4.04  Transportation Control Measures shall be a priority.

422 New transportation infrastructure will incorporate advanced system technologies, where

appropriate.
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Existing Conditions: Non-Vehicular Transportation

Public Transit. The Orange County Transportation Authority (OCTA) provides bus service throughout
Orange County, including a high level of service to the project area. A total of nine (9) bus routes link
SPTC with other areas of Orange County.

Bikeways. Bikeways in the project area include an existing Bike Trail (Class 1) along Anton Boulevard
east of Avenue of the Arts. Bike Lanes (Class 2) are planned along Sunflower Avenue, and along Avenue

of the Arts, extending from Sunflower Avenue south across I-405 at a future grade-separated crossing.

Pedestrian Access. Sidewalks are provided on all the major roadways along and through the project site.
The North Costa Mesa Specific Plan identifies pedestrian linkages to the SCPTC core area at the following
locations: Park Center at Town Center, Avenue of the Arts (midway between Town Center and Anton
Boulevard, Park Center at Anton Boulevard, and at the Bristol Street pedestrian overpass between Anton

Boulevard and Town Center.

Existing Conditions - Roadway Segment and Intersection Volumes

Existing arterial highway average daily trip (ADT) volumes within the study area are illustrated in
Exhibit 5.2-3.

Existing intersection turning movement volumes are shown in Exhibits 5.2-4 and 5.2-5 for the AM and
PM peak hours, respectively. The corresponding intersection capacity utilization values (ICUs) are listed
in Table 5.2-1. An ICU of .90 represents the maximum desirable capacity utilization, and above 1.00, the

theoretical capacity of the intersection is being exceeded.

Table 5.2-1 shows that the intersection of Main Street/Dyer Road has an ICU which exceeds the desirable
maximum and the intersections of Bristol Street/Warner Avenue, Main Street/Warner Avenue, and Main
Street/Sunflower Avenue are currently operating over their theoretical maximum capacity during the PM

peak hour.

An estimate of the amount of traffic generated by the current land uses within the project area is shown in

Table 5.2-2.
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TABLE 5.2-1
ICU SUMMARY - EXISTING CONDITIONS
COUNT
INTERSECTION AM PM SOURCE
COSTA MESA
38. Fairview & Sunflower 74 71 A
41. Bear & Sunflower 42 .68 A
42. Bristol & Sunflower .61 .80 A
45, Fairview & South Coast 74 82 A
48. Bristol & Anton .39 .64 A
51. Fairview & 1-405 NB Ramps .70 .69 A
53, Bristol & I-405 NB Off Ramp .67 A2 B
54, Bristol & I-405 SB Ramps .52 .69 B
59. Bristol & Paularino .63 .79 A
60. Bear & SR-73 SB Ramps 45 .58 A
62. Bristol & Baker .61 .76 A
70. Bear & SR-73 NB Ramp 45 .62 A
1l Park Center & Sunflower .39 A3 D
12 Ave of the Arts & Sunflower 41 41 A
73. Sakioka/Flower & Sunflower 43 51 A
74. Anton & Sunflower 41 .36 A
75. Bristol & Town Center Dr 41 .67 A
77. Park Center & Anton .30 43 D
78. Ave of the Arts & Anton .35 .40 A
79. Sakioka Dr & Anton .33 35 A
SANTA ANA
101. Bristol & Warner J93* 1.03* B
102. Main & Warner 72 1.04* B
103. Bristol & Segerstrom .65 .84 B
104. Main & Dyer 2 94% B
105. Bristol & MacArthur .70 .90 C
106. Flower & MacArthur .78 .82 B
107. Main & MacArthur 69 .80 B
108.  SR-55 SB Ramps & 74 .80 58 12 B
MacArthur
109.  SR-55 NB Ramps & 6271 .67 B
MacArthur
110. Main & Sunflower .64 1.01%* B
112. Bear & MacArthur .78 .78 C
113. Flower & Segerstrom/ Dyer .67 .67 B
114. Hutton Centre/MacArthur .76 .80 B
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COUNT
INTERSECTION AM PM SOURCE
IRVINE
111; Red Hill & Main** 42 .80 B
* Exceeds LOS “D”

o South leg closed due to I-405 bridge construction

Level of Services ranges: .00 - .60 A
.61-.70B
.70 - .80 C
.81-.90D
91 -1.00 E
Above 1.00 F
A = City of Costa Mesa, 2000
B = Traffic Data Services, 2000
C = Traffic Data Services, 1999
D = City of Costa Mesa, 1998 adjusted to 2000

Count Source:

Source: Austin-Foust Associates, Inc., July 2000

TABLE 5.2-2

LAND USE AND TRIP GENERATION - EXISTING CONDITIONS

CMTM* AM PEAK HOUR PM PEAK HOUR
ZONE LAND USE TYPE UNITS IN OUT TOTAL IN OUT TOTAL ADT
12 1. Office 605.23 TSF 829 115 944 151 750 901 6664
3. Quality Restaurant 8.10 TSF 3 3 6 41 20 61 729
4. High Turnover Rest 28.94 TSF 140 129 269 189 126 315 3773
SUB-TOTAL 972 247 1219 381 896 1277 11166
16 1. Office 371.99 TSF 510 71 581 93 401 554 4096
3. Quality Restaurant 18.27 TSF 7 7 14 92 45 137 1643
6. Movie Theater 1862.00 SEAT 0 19 19 447 37 484 3277
SUB-TOTAL 517 97 614 632 543 1175 9016
17 1. Office 464.50 TSF 636 88 724 116 576 692 5114
7. Performance Theater 3668.00 SEAT 37 0 37 293 73 366 4512
SUB-TOTAL 673 88 761 409 649 1058 9626
18 1. Office 617.03 TSF 845 117 962 154 765 919 6793
2. Specialty Retail 5.14 TSF - 2 6 9 9 18 206
3. Quality Restaurant 24.82 TSF 10 10 20 125 61 186 2233
5. Hotel 404.00 ROOM 137 89 226 129 117 246 3325
6. Movie Theater 1700.00 SEAT 0 17 17 408 34 442 2992
SUB-TOTAL 996 235 1231 825 986 1811 15549
TOTAL 1. Office 2058.75 TSF 2820 391 3211 514 2552 3066 22667
2. Specialty Retail 5.14 TSF 4 2 6 9 9 18 206
3. Quality Restaurant 51.19 TSF 20 20 40 258 126 384 4605
4. High Turnover Rest. 28.94 TSF 140 129 269 189 126 315 3773
5. Hotel 404.00 ROOM 137 89 226 129 117 246 3325
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CMTM* AM PEAK HOUR PM PEAK HOUR

ZONE LAND USE TYPE UNITS IN OUT TOTAL IN OUT TOTAL ADT
6. Movie Theater 3562.00 SEAT 0 36 36 855 71 926 6269
7. Performance Theater 3668.00 SEAT 37 0 37 293 73 366 4512
TOTAL 3158 667 3825 2247 3074 5321 45357

ADT AND PEAK HOUR TRIP RATE SUMMARY

AMPEAKHOUR __ PM PEAK HOUR

ZONE LAND USE TYPE UNITS IN OUT TOTAL IN OUT TOTAL ADT
1. Office! TSF 1:537 19 1.56 25 124 1.49 11.01
2. Specialty Retail? TSF 72 48 1.20 1.80  1.80 3.60 40.00
3. Quality Restaurant! TSF 40 41 .81 5.02 247 7.49 89.95
4. High Turnover Restaurant! TSF 482 445 9.27 6.52 434 1086 130.34
5. Hotel! ROOM 34 22 .56 32 29 .61 8.23
6. Movie Theater? SEAT .00 .01 .01 24 .02 .26 1.76
7. Performance Theater* SEAT 01 .00 .01 .08 .02 .10 1.23
8. Museum* TSF 1.18 .06 1.24 35 146 1.81 18.10

*See Appendix C Traffic Analysis Figure 1-4 for Costa Mesa Traffic Model (CMTM) zone boundaries.

Trip Rate Sources: ! Institute of Transportation Engineers (I'TE), 6t Edition

2 San Diego Association of Traffic Generators
3 ITE/CMTM (as used in the previous version of CMTM)
+ I'ield studies and approved by City staff

Source: Austin-Foust Associates, Inc., July 2000

5.2.3 PROJECT AND CUMULATIVE IMPACTS

Thresholds of Significance

For the purpose of identifying those intersections where significant impacts occur and project-related

mitigation is warranted, the following criteria will be used:

e Statewide Congestion Management Plans (CMP) specify Level of Service (LOS) E, a peak hour
ICU value less than or equal to 1.0, as the operating standard for roadways and intersections on
the CMP highway system. An increase of more than 0.03 (3 percent) is considered significant.

e The cities of Costa Mesa and Santa Ana, and Orange County Growth Management Plan use LOS
D, an ICU value less than or equal to 0.90, as the lowest acceptable level of service for peak hour
intersection volumes. For the cities of Costa Mesa and Santa Ana, if a project causes or worsens
the “E” or “F” by an ICU increase of 0.01 or more, the impact is considered significant.

e The proposed project would substantially increase hazard due to a design feature (e.g. sharp
curves of dangerous intersections) or incompatible uses.

e A significant impact would occur if the proposed project would result in inadequate emergency
access.
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Costa Mesa Planning Policies

The following discussion addresses the South Coast Plaza Town Center (SCPTC) project’s consistency
with goals, objectives, and policies of the City of Costa Mesa General Plan.

The proposed SCPTC project is consistent with the applicable transportation policies of the General Plan
Transportation Element and Growth Management Element. As previously identified, the project area is
currently served by transit service; the SCPTC project would not interfere with the continuance of bus
service to the area. The individual components of the project—Two Town Center, Segerstrom Center for
the Arts, and Balance of Town Center would provide non-vehicular amenities, such as bicycle facilities
and pedestrian walkways, as appropriate. In addition, the project will be required to comply with the city-
mandated Transportation Demand Management Program, which requires that applicants identify and

implement measures to reduce vehicle trips.

This traffic section identifies the expected project-specific and long-range cumulative increases in
vehicular traffic that are forecast for the traffic study area. The traffic study finds that all but one City of
Costa Mesa intersection can be mitigated to a level that is considered less than significant (LOS D). The
project contributes to a significant and unavoidable level of service at two intersections in the City of
Santa Ana. However, proposed mitigation measures would reduce impacts at these two intersections to

levels below long-range conditions (i.e. 2020 General Plan) both with and without the project.

With respect to the General Plan, a General Plan Land Use Element Amendment and Specific Plan
Amendment to maintain consistency between land uses proposed under the project and General Plan will
be required. A Circulation Element amendment to delete a portion of Town Center Drive between Park
Center Drive and Avenue of the Arts will also be required. While the proposed project would allow an
increase in development on the site beyond that which would occur under the existing land use
designations, this increase would reinforce SCPTC as a “Cultural Arts Center”, consistent with various
General Plan goals, policies and objectives. As noted above and addressed in the traffic analysis to follow,
vehicular traffic impacts can be fully mitigated with the exception of one intersection in Costa Mesa and
two intersections in Santa Ana. Significant impacts at these intersections would occur for long-range

conditions with and without the proposed project.

Southern California Association of Governments Planning Policies

The following discussion addresses the South Coast Plaza Town Center (SCPTC) project’s consistency
with goals, objectives and policies of SCAG’s Regional Comprehensive Plan and Guide: Growth
Management Chapter and Air Quality Chapter and SCAG’s Regional Transportation Plan. The SCPTC
project is considered generally consistent with the goals and objectives of the SCAG plans. The SCPTC
site is already developed as urban commercial center, supported by major roadways and adjacent 1-405.

This Program EIR provides an environmental evaluation of the project’s consistency with plans and
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policies, and addresses the topics of air quality, noise, traffic, jobs/housing balance, and land use. As noted
above, the project will selectively incorporate bicycle and pedestrian facilities into the project design, and
will be required to comply with the City’s Transportation Demand Management Program.

Project Impact on Non-Vehicular Transportation

Public Transit.  The proposed project will not interfere with the provision of bus service to the
project area. Bus stops and routes are established by OCTA. Existing and proposed land uses in the

project area suggest the continued need for service.

Bikeways. As noted, there is an existing bike trail along Anton Boulevard east of Avenue of the
Arts, and planned bike lanes along Sunflower Avenue and Avenue of the Arts, extending across I-405
with a future grade-separation. The project will support the need and use of these facilities, and will

selectively provide additional on-site bicycle accommodations concurrent with project development.

Pedestrian Access. Pedestrian walkways will be constructed within the components of the project as
part of site development. The project would not constrain or limit pedestrian movement within SCPTC,
either during construction or operational phases. Existing and planned sidewalks and walkways will

maintain internal linkages with onsite land uses, as well as provide linkages to offsite areas.

Long-Range Conditions

Long range roadway system improvements that will affect the analysis area include additions and
improvements to the regional transportation system and localized improvements that directly affect
circulation in the project vicinity. Long-range roadway classifications as shown in the City’s General Plan
are illustrated in Exhibit 5.2-6.

A major improvement to the regional transportation system is the planned I-405/SR-55 interchange
project. This major improvement project involves the construction of new freeway lanes and on/off
ramps along 1-405 and SR-55 in the immediate vicinity of their interchange. One of the major benefits of
the project is an improvement to future traffic flow due to the elimination of most of the current weaving
areas. Other significant improvements in this area include the addition of a new off-ramp from the
northbound I-405 to Avenue of the Arts and the addition of a new on ramp from Anton Boulevard (just

east of Sakioka Drive) to the northbound I-405. Exhibit 5.2-7 illustrates the planned improvements.

Localized improvements consist of the construction of additional lanes at area intersections in accordance
with the City of Costa Mesa’s General Plan. The City has a Transportation Improvement Program (TIP)
which collects fees from new developments in order to fund the completion of the City’s Circulation

System. These intersection improvements are illustrated in Exhibit 5.2-8.
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Long range land use development consists of the City of Costa Mesa’s General Plan land use which

represents buildout conditions for the area as well as the long-range land uses of the other jurisdictions

that are partially covered by the Costa Mesa traffic model. A listing of cumulative projects within the

vicinity of the study area is provided in Table 5.2-3. The long-range traffic forecasts include these projects

plus additional development as quantified in the traffic model database for General Plan Buildout.

TABLE 5.2-3
CUMULATIVE PROJECT SUMMARY

PROJECT

LAND USE TYPE EXISTING LAND USE BUILDOUT LAND USE

COSTA MESA

Home Ranch

Harbor Gateway
Automobile Club

Processing Center
Metro Pointe

South Coast Plaza
(Bristol Street)

South Coast Plaza
(Bear Street)

South Coast Plaza
Town Center

South Coast Metro Center

Sakioka Farms
(Lots 1&2)

Harbor Center

Mesa Verde Residential

SANTA ANA
Armstrong Ranch
MacArthur Place

Pactel Office Tower
Hutton Centre

Lake Center

Ewing Development

Lucky/Sav-on Market

Food 4 Less

SPS Technologies

Kaiser Family Practice
Center

Industrial Park 42,495 sf
Medium Density Residential

Industrial Park 784,684 sf 999,026 st
Urban Center Commercial 717,000 sf 967,000 sf
High Density Residential 296 apt. 296 apt.
Urban Center Commercial 659,100 sf 671,600 sf
Regional Commercial 2,195,345 sf 2,750,000 sf
Regional Commercial 643,338 sf 690,350 sf
Urban Center Commercial 2,801,368 sf 3,000,000 sf
Urban Center Commercial 749,289 sf 1,405,800 sf
High Density Residential none 40 acres, 1400DY dai.
Urban Center Commercial none 33 acres, 863,000 sf
General Commercial n/a 336,072 sf
Medium Density Residential none 11 acres
Single Family Residential none 90-aeres 62
Office/Comm/Hotel n/a 3,791,000 sf
Residential n/a 400 du
Office n/a 180,000 sf
Hotel n/a 240 rooms
Restaurant n/a 5,000 sf
Conference n/a 4,740 sf
Warehouse/Industrial n/a 101,460 sf
Medical Office n/a 45,800 sf
Retail Commercial n/a 17,100 sf
Restaurant n/a 6,840 sf
Office 399,000 sf 399,000 sf
Industrial n/a 280,000 sf
Retail n/a n/a
Grocery n/a 69,000 sf
Grocery n/a 51,000 sf
Business Center n/a 90,000 sf
Medical Center n/a 80,000 sf

Notes:  sf = square feet
du = dwelling units
n/a = not available

Source: Austin-Foust Associates, Inc., July 2000
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Long-Range Traffic Impact Analysis

This section focuses on long range traffic conditions and project impacts in the study area. The forecast
data presented here is based on buildout of the proposed project, and buildout of the surrounding land

uses. These long-range buildout conditions are also sometimes referred to as year 2020 conditions.

General Plan Traffic Forecast

To illustrate the long-range General Plan traffic conditions, an analysis was made in which General Plan
land use is assumed for the entire project area. Table 5.2-4 summarizes the land use and trip generation
characteristics for this scenario, and shows that if the area were to continue to be developed in accordance
with the current General Plan, it would generate about 3,940 trips in the AM peak hour, about 5,540 trips
in the PM peak hour and approximately 48,120 total daily trips. ADT volumes for this scenario are given
in the Exhibit 5.2-9 and the corresponding peak hour volumes are shown in Exhibits 5.2-10 and 5.2-11.

An ICU comparison of the General Plan land use to the existing conditions presented previously is given
in Table 5.2-5. The intersection lane configurations used for these ICUs were illustrated in Exhibit 5.2-8
and assume the arterial improvements contained in the City of Costa Mesa’s General Plan for
intersections within that City’s jurisdiction. For the Cities of Santa Ana and Irvine, improvements
included in those City’s General Plans were included. Table 5.2-5 shows that there are a number of

intersections forecast to exceed LOS “D” in 2020.
These intersections are:
Costa Mesa

42. Bristol & Sunflower (PM peak/LOS F)
45. Fairview & South Coast (PM peak/LOS E)
62. Bristol & Baker (PM peak/LOS E)

Santa Ana

103.  Bristol & Segerstrom (PM peak/LOS F)

104.  Main & Dyer (PM peak/LOS E)

105.  Bristol & MacArthur (AM& PM peak/LOS E)

106. Flower & MacArthur (AM & PM peak/LOS F)

107.  Main & MacArthur (AM & PM peak/LOS F)

109.  SR-55 NB Ramps & MacArthur (AM peak/LOS E)
110.  Main & Sunflower (AM & PM peak/LOS F)

114. Hutton Centre/MacArthur (AM & PM peak/LOS F)
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