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1.0 Purpose and Objectives
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2.0 Applicability

Figure 1

FIRST STREET

The MEMU Overlay Zone is comprised of the properties generally bounded by the Santa Ana (I-5) Freeway on the 
west, Park Court Place and its prolongation to Tustin Avenue on the north, First Street on the south, Tustin Avenue and the 
Costa Mesa State Route (SR-55) on the east, and also includes properties along First Street and Lyon Street between 
Grand Avenue to the West and the Santa Ana (I-5) Freeway to the East.
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3.0 Development Districts
This section delineates the development districts within the MEMU Overlay Zone (Figure 2) and describes the overall form 
and character of each District (Table 1). There are four development districts in the MEMU Overlay zone that differ in the 
permitted land uses and development intensity as determined by their location and adjacency to sensitive land uses and 
freeways as shown on Figure 2. The Village Center District contains a pedestrian-oriented area designed to serve a central 
core for the Metro East area. Developments within the Village Center core are allowed at a slightly greater intensity to 
facilitate the role and function of this area as an activity node within the Metro East area.

Table 1 provides general descriptions and representative images of the character of each District within the Metro East 
Mixed-Use Overlay Zone. 
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Table 1 MEMU Overlay District Description
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4.0 Development Standards

4.1 Land Uses

4.2 Maximum No. 
Stories

4.3 Minimum 
Development Site 
Area

4.4 Permitted Street 
Level Building 
Frontages

4.5 Publicly Accessible 
Open Space

4.6 Private/Common 
Open Space

4.8 Parking

* For  detail, refer to Section 4.8, Parking and Access.

Open Space

4.7 Building Setbacks 

*
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Table 3: Permitted Land Uses

Residential Uses

Non-Residential Uses

Use/Operational Standards
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a.
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Front Porch
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Forecourt

Stoop
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Shopfront

Gallery
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Arcade
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Front

Forecourt Paseo or Central Courtyard

“L” Shaped

l
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5.0 Design Principles
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Street-facing facade elements 

Street-facing building elements and massing

Building is broken down 
into distinct elements

Arcade at street levelDriveway

Upper level setback creates 
mass articulation
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.

Contrasting colors and materials

Primary pedestrian access Overhangs, and awnings along
street-facing facade

Street-facing ground floor elements
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Podium parking screening

Ventilation

Podium parking

Landscape screening berm

 Pedestrian/bicycle oriented streetscape
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6.0 Signs

Main access signage
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7.0 Compatibility/Operational Standards

Compatible design: Public open space, retail on first level, and 
residential uses on top

Mixed use along corridor
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8.0 Implementation
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