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SOBECA URBAN PLAN

HISTORICAL CONTEXT

On September 16, 2002, Council appointed the
Bristol Street Committee to conduct a land use
analysis and recommendations for a mixed-use
urban plan area in the South Bristol Street
corridor.

For almost three years, the Bristol Street
Mixed-Use Overlay Committee has been working
on the following: (1) development standards for a
mixed-use zoning district and (2) matrix of
allowable uses.  This information has been
incorporated  into  this  South  Bristol
Entertainment & Cultural Arts "SoBECA" Urban
Plan.

LOCAL CONTEXT

The SoBECA urban plan area covers a 39-acre
located south of Baker Street, east of the 73
Freeway, and north of the intersection of the
SR-73 and SR-55 Freeways. Within the easterly
area are properties along Bristol Street and
Randolph Avenue, [Figures 1 and 2).

OBJECTIVES OF SoBECA URBAN PLAN

The SoBECA Urban Plan is designed to establish
the vision, development framework, and
historical/local context for the SoBECA district.
The Urban Plan implements General Plan
goals/objectives/policies for mixed-use
development by regulating allowable land uses and
development standards.

The objectives of the SoBECA Urban Plan
include:

o Identify development regulations to realize
the vision of the Urban Plan.  These

regulations address building design and site

S0BECA Urban Plan area.

development standards as well as public
streetscapes and urban design improvements
and amenities,

o Regulate land wuses recognizing the
development potential of the plan area and
need to sensitively integrate new development
with the surrounding areas, and therefore,
promote both resident and business
community confidence in the long term.

e Encourage mixed-use development that

combines residential and nonresidential uses,

including office, refail, business services,
personal services, light industrial uses, public
spaces and uses, and other community
amenities to revitalize the area without
exceeding the development capacity of the
General Plan transpertation system.

Develop a full array of land use types and
structures, including reuse of existing
structures, to create an active city life and
enhance business vitality.

Figure 2: Aerial Photograph of S0BECA Urban Plan area.

Figure 1: Vicinity map of

Ensure  compatibility  of  mixed-use
developments with existing and future
allowable development in abutting zoning
districts.

Target a diverse residential population
comprised of artists, designers, craftspeople,
professionals and small-business
entrepreneurs, to maintain business and living
space under commen ownership.
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SOBECA URBAN PLAN

BRISTOL STREET MIXED-USE

The Bristol Street Mixed-Use Overlay Committee
is comprised of the following people:

-John Bautista
‘Michael Boudreaux
‘Scott Clements
‘Walt Davenport
-Peter Koetting
‘Shaheen Sadeghi

Alternates:
-Sam Clark
-Ted Morse

Liaisons:

‘Linda Dixon, City Council Member
‘Eleanor Egan, Planning Commissioner
‘Byron De Arakal, Parks & Recreation

Commissioner

Former Members/Liaisons:
Chris Steel, City Council Member
‘Bill Perkins, Planning Commissioner
‘Greg Butcher
‘Paul Loubet
‘Patrick McDonaugh

IDENTIFYING SoBECA DISTRICT

Purpese of Overilay Zoning

Overlay zoning is a useful tool in promoting the
long-term goals of the SoBECA Urban Plan, By
giving a plan the weight of law, an overlay zoning
district helps ensure successful implementation
of the plan's strategies. The mixed-use overlay
zone applies zoning provisions to the SoBECA
Urban Plan area. When activated by an approved
Master Plan, the underlying zoning district is

superseded by the zoning regulations of the
SoBECA Urban Plan, unless otherwise indicated.

The SoBECA Urban Plan does not propose any
major infensification of land uses. The emphasis
is on improving the plan area by providing visual
enhancement and encouraging the development of
live/work units or residential development within
the plan area, Thus, future traffic will be
supported by the General Plan roadway network.

The SoBECA Urban Plan implements General Plan
goals/objectives/policies for mixed-use
development and new residential development by
regulating allowable land uses and development
standards.

As described in the "Concept Plan" approved by
City Council in 2004 (Figure 4), the Committee
believed this area provided the greatest

opportunity for a successful mixed-use
development for the following reasons:
e Unigue charucter of Artist Lofts.  The

character of artist lofts may create a viable
live/work community in an area known for the
"anti-mall" concept (i.e. The LAB, The CAMP).

o The LAB and The CAMP as major anchors.

These existing commercial centers provide an
anchor for the urban plan area. Tenants
seeking alternative locations to traditional
strip  malls may enjoy unique living
arrangements in a mixed-use development.

o Central Locatien. This area is centrally
located in Costa Mesa and accessible by the
I-405-Freeway and SR-73 Freeway.

o Architect Existing
architecture and scale of industrial buildings
may provide opportunities for innovative
building design or redevelopment.

o Smaller Scale Project Area compared to
Larger Corridor Area. Since the area is a

smaller component of the original Bristol
Street Corridor area, it may be more
practical to define mixed-use development
standards/regulations that may be applied to
other areas in Costa Mesa.

Flgure 3: Some of the Bristol Street Mixed-Use Overlay Committee members

Concept Plan
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Figure 4: Mixed-Use Concept Plan previously
prepared by Committee
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Chair Bill Perkins

ADOPTION OF SoBECA URBAN

CITY COUNCIL ..... »

PLAN

On February 13 and March 13, 2006, Planning
Commission (Figure 4A) conducted public
hearings on the SoBECA Urban Plan. The
Planning Commission unani Iy r ded
approval of the plan,

Commissioner James Fisler

'“:t“ T R

The Planning Commission considered that the
SoBECA Urban Plan would establish the zoning
mechanism to allow mixed-use development;
however, the private sector and market forces
will  significantly determine development
activity in the SoBECA Urban Plan area, Since
the plan area is not a redevelopment project
area, new development will be influenced by
private market forces, The plan does not
involve eminent domain.

Fice Chair Donn Hall
= T

The Planning Commission also considered that
mixed-use development projects will likely
decrease overall trip generation over time
when compared fo more traditionally-zoned
properties in Costa Mesa, The existing land
uses in the base zoning district would remain
in place, unless the property owner wishes to
convert to mixed-use development trips
pursuant through a Master Plan approval.
Council acknowledged that the SoBECA Urban
Plan does not expressly authorize any specific
development proposal, as subsequent Master
Plan  approval  and project-specific
environmental analysis would be required,

On April 4, 2006, City Council (Figure 48)
adopted the SoBECA Urban Plan to encourage
revitalization of the plan area.

Commissioner Bruce Garficl

PLANNIN
COMMISSION .....

Cgpapetl sl Fare Manalion
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SOBECA URBAN PLAN

GENERAL PLAN AND ZONING

The SoBECA district is characterized by
commercial and industrial land uses. The urban
plan area is composed of the following General
Plan land use designations:

General Commercial
Light Industrial

Existing land uses in the SoBECA mixed-use
district are generally commercial and industrial
uses. The urban plan area is composed of the
following zoning classifications:

€L - Commercial Limited
€1 - Local Business District
€2 - General Commercial
MG - General Industrial

Zoning and General Plan maps of the plan area are
shown in Figures 6 and 7,

EXISTING BUSINESS CONTEXT

Some of the major commercial uses in the
SoBECA plan area are commercial centers, food
establishments, offices, automobile services, and
industrial uses, A wide range of existing
businesses in the SoBECA district are shown in
Figure 5.

Figure 5: Collection of site photos of businesses in the
SoBECA Urban Plan area.
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SOBECA URBAN PLAN

PLANNING PROCESS

It is the express intent of the SoBECA Urban
Plan to allow existing industrial and commercial
businesses to continue fo operate and expand
consistent with existing General Plan and zoning
requirements.  Opportunities for mixed-use
development (including live/work development) in
the SoBECA Urban Plan area involve properties
that may be redeveloped, rehabilitated, or
adaptively re-used.

The land use regulations for allowable
development may only be activated through an
approved  Master  Plan, These specific
development regulations supersede those of the
underlying zoning district (e.g. commercial and
industrial), unless otherwise indicated.

Mixed-use development proposed in the SoBECA
Urban Plan area requires approval of a Master
Plan pursuant to Title 13, Chapter II, Planning
Applications, of the Costa Mesa Municipal Code.
In accordance with City procedures, the Planning
Commission reviews and considers Master Plans.
Refer to Section 13-28(g), Master Plan, of the
Zoning Code regarding the review process for
preliminary Master Plans and amendments to the
Master Plan.

A devigtion from the SoBECA district's
development standards (as shown in Table A of
the SoBECA Urban Plan) may be approved through
the Master Plan process provided that specific
findings are made pursuant to the Zoning Code.

Figure 8: Flowchart/timeline of Master Plan approval
process for mixed-use development.

Master Plan for Mixed-Use Overlay Project

PROJECT SUBMITTAL: [
Master Plan |

|
[ 1

Application deemed complete Application is missing information

Mitigated Negative
Declaration prepared

Public Review period

Planning Commission: |
Public hearings scheduled

]
| |

About 4 months

Master Plan approved Master Plan denied

If denied, six months before
similar application can be
submitted

mlia—

Appeal period observed ‘
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SoBECA

URBAN PLAN

DEFINITIONS

Live/Work Loft or Live/Work Unit. A mixed-use
development composed of commercially- or
industrially-oriented  joint work and living
quarters in the same building, where typically the
primary use is a place of work and where there
are separately-designated residential and work
areas. A live/work unit consists of the following:
(a) living/sleeping area, kitchen, and sanitary
facilities in conformance with the Uniform
Building Code and (b) adequate work space
accessible from the living area, reserved for, and
regularly used by the resident(s).

Master Plan. The overall development plan for a
parcel or parcels, which is depicted in both a
written and graphic format.

Mixed-use development - Horizontal, A type of
mixed-use development where nonresidential and
residential uses are located adjacent to one
another on the same or adjeining lots of the same
development site -nd are typically sited in
separate buildings.

Mixed-use development - Vertical A type of
mixed-use development where nonresidential and
residential uses are located in the same building
and where the dwelling units are typically located
on the upper levels and the nonresidential uses on
the lower levels,

Mixed-use overlay zoning district. A zoning
district superimpesed over a base zoning district,
which modifies the regulations of the base zoning
district fo allow mixed-use development. The
provisions of the mixed-use overlay district shall
be distinct from and supersede, in some
instances, the zoning regulations of the base
zoning district when activated through an
approved Master Plan,

Nonresidential component. Areas of the mixed-
use development including, but not limited to,

commercial/industrial buildings, work spaces,
storage areas, public spaces, and parking areas
primarily or exclusively used by the tenants of
the businesses.

Overlay Zone - Zoning district that applies
another set of zoning provisions to a specified
area within an existing zoning district. The
overlay zone supersedes the zoning regulations of
the base zoning district, unless otherwise
indicated,

Residential  component. Areas of the

mixed to, buildings, habitable spaces, 1
spaces, recreational facilities, and parking areas
primarily or exclusively used by the residents of
the dwelling units.

Urban Plan.  An implementation document
adopted by the City Council that sets forth
development standards and land use regulations
relating to the nature and extent of land uses and
structures in compliance with the City's General
Plan. An Urban Plan is designed to establish the
vision, development framework, and
historical/local context for a specified area.

Figure 9: Phatos of mixed-use development prajects in
Orange County cities.
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SOBECA URBAN PLAN

ILLUSTRATIVE EXHIBITS

“Tllustrative Perspectives’ are examples of
different mixed-use developments, These
renderings are for illustrative purposes only and
are not intended to represent a preferred or
recommended design.

These illustratives provide an example of
development that could theoretically be built, in
conformance with the General Plan and the
development standards/zoning regulations of the
Zoning Code and SoBECA Urban Plan

LIVE/WORK UNITS

The live/work concept of mixed-use zoning has its
roots in two ideas, which are applicable to the
S50BECA area,

The first was the creation of a "Main Street"
shop front by an at-grade townhouse with the
first floor designed for commercial purposes. In
the shop front, separation between work and
living is usually the first floor ceiling.

The second idea was the conversion of industrial
uses into artist lofts.  This may include
construction of townhouse projects and
courtyard lofts in industrial areas. Loft units
usually have no physical separation between work
and living areas,

The Bristol Street Mixed-Use Committee
explored the "live/work" concept in great detail.
This type of space is what most people imagine
when they picture a typical "artist loft". The
live/work concept meets the needs of those who
feel that the proximity afforded by live/work is
important, but who would nevertheless like some
separation between living and working spaces.
This separation can be met by locating residential

uses above commercial/industrial uses, or in an
enfirely separate building located on the same
property.

In a live/work unit, the living portion is typically
located in the upper floors. The work space is
separated by a wall (sometimes glazed or fire
rated) or a floor. This separation minimizes
exposure to hazardous materials or high -impact
work activity.

OR STRATI
The following live/work development may be
representative of live/work projects constructed
in the plan area.

Project Site: +acre

Project Type: live/work loft

No. of Stories: 3 stories

No, of Units: 10 live/work lofts

Unit Size: 575 sq.ft. Work Space
1,426 sq.ft. Living Space
2,000 sq.ft.

Parking: 30 parking spaces
(Each unit has single-car
garage)

FAR: 1.0 FAR

Figure 10: Illustrative example of live/work units with working spaces and living areas
contained within a single unit.
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PARKING

PUBLIC STREET

PROJECT SITE: 1/2 ACRE SITE

PROJECT TYPE: 2,000SQ. FT. LIVE/ WORK LOFT
NO. OF STORIES: 3 STORIES

NO. OF UNITS: 10 LIVE/ WORK LOFTS
574 SQ. FT. WORK SPACE (GROUND FLOCR)
1426 SQ. FT. LIVING SPACE (UPPER FLOORS)

PARKING; 30 PARKING SPACES
(EACH UNIT HAS SINGLE CAR GARAGE)

FAR: 1.0°_ FAR

| RESIDENTIAL SPACE

CIRCULATION SPACE
PARKING CIRCULATION SPACE
PARKING SPACE

LANDSCAPE

MAINTENANCE SPACE
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SOBECA URBAN PLAN

VERTICAL MIXED-USE DEVELOPMENT

Vertical mixed-use  development  involves
nonresidential and residential uses located in the
same building, where the dwelling units are
typically located on the upper levels and the
nonresidential uses on the lower levels,

VERTICAL MIXED-USE ILLUSTRATIVE

The following live/work development is a
representation of a project that may be
constructed in the plan area.

Project Site! lacre

Project Type: Commercial Building
& Two-Bedroom
Residential Units

No. of Stories: 3 stories total

Commercial Component

Building Size: 6,777 sq.ft.

No. of Stories: one story

Parking: 27 commercial
Parking spaces
(4 spaces/1,000sf)

Residential Component

Unit Size: 1,200 sq.ft.
Two-bedroom units

No. of Stories: 2 stories

No. of Units: 37 dwelling units

Parking: 93 parking spaces
(Each unit has an enclosed
garage)

FAR: 1.17 FAR

Figure 11: Illustrative example of a vertical mixed-use development with commercial uses on the ground
floor and two-bedroom units on the upper floors, All parking provided on the ground level
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