
CITY OF COSTA MESA

REGULAR CITY COUNCIL AND HOUSING AUTHORITY*

Agenda - Final Amended

City Council Chambers
77 Fair Drive

6:00 PMTuesday, April 15, 2025

*Note: All agency memberships are reflected in the title "Council Member"
4:00 P.M. Closed Session

NOTE THE FOLLOWING ITEM HAS BEEN REMOVED FROM THE AGENDA:

NEW BUSINESS ITEM NO. 1: REQUEST FOR CITY COUNCIL DIRECTION REGARDING 
THE RESEARCH FOR POTENTIAL DEVELOPMENT OF AN ORDINANCE ESTABLISHING 
STAFFING AND OPERATIONAL STANDARDS FOR SELF-CHECKOUT OPERATIONS 
(SCOS) IN GROCERY RETAIL STORES

The City Council meetings are presented in a hybrid format, both in-person at City Hall and as 
a courtesy virtually via Zoom Webinar. If the Zoom feature is having technical difficulties or 
experiencing any other critical issues, and unless required by the Brown Act, the meeting will 
continue in person.

TRANSLATION SERVICES AVAILABLE / SERVICIOS DE TRADUCCIÓN DISPONIBLE 
Please contact the City Clerk at (714) 754-5225 to request language interpreting services for 
City meetings. Notification at least 48 hours prior to the meeting will enable the City to make 
arrangements.

Favor de comunicarse con la Secretaria Municipal al (714) 754-5225 para solicitar servicios 
de interpretación de idioma para las juntas de la Ciudad. Se pide notificación por lo mínimo 
48 horas de anticipación, esto permite que la Ciudad haga los arreglos necesarios.

Members of the public can view the City Council meetings live on COSTA MESA TV 
(SPECTRUM CHANNEL 3 AND AT&T U-VERSE CHANNEL 99) or 
http://costamesa.granicus.com/player/camera/2?publish_id=10&redirect=true and online at 
youtube.com/costamesatv. 

Closed Captioning is available via the Zoom option in English and Spanish.
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REGULAR CITY COUNCIL AND HOUSING 
AUTHORITY*

Agenda - Final Amended April 15, 2025

As a courtesy, the public may participate via the Zoom option.

Zoom Webinar: (For both 4:00 p.m. and 6:00 p.m. meetings)
Please click the link below to join the webinar: 
https://us06web.zoom.us/j/81879579049?
pwd=_XoNBT2uciL7zrDsfj4A9Q9srLgExg.bQEU-le6VvXjPDeL
Or sign into Zoom.com and “Join a Meeting”
Enter Webinar ID: 818 7957 9049/ Password: 608584
• If Zoom is not already installed on your computer, click “Download & Run 
Zoom” on the launch page and press “Run” when prompted by your browser. If Zoom has 
previously been installed on your computer, please allow a few moments for the application to 
launch automatically. 
• Select “Join Audio via Computer.”  
• The virtual conference room will open. If you receive a message reading,
“Please wait for the host to start this meeting,” simply remain in the room until the meeting 
begins. 
• During the Public Comment Period, use the “raise hand” feature located in 
the participants’ window and wait for city staff to announce your name 
and unmute your line when it is your turn to speak. Comments are limited to 3 minutes, or as 
otherwise directed.

Participate via telephone: (For both 4:00 p.m. and 6:00 p.m. meetings)
Call: 1 669 900 6833 Enter Webinar ID: 818 7957 9049/ Password: 608584
During the Public Comment Period, press *9 to add yourself to the queue and wait  
for city staff to announce your name/phone number and press *6 to unmute your line when it 
is your turn to speak. Comments are limited to 3 minutes, or as otherwise directed.

Note, if you have installed a zoom update, please restart your computer before participating in 
the meeting.

Additionally, members of the public who wish to make a written comment on a specific agenda 
item, may submit a written comment via email to the City Clerk at cityclerk@costamesaca.gov. 

Any written communications, photos, or other materials for copying and distribution to the City 
Council that are 10 pages or less, can be e-mailed to cityclerk@costamesaca.gov, submitted 
to the City Clerk’s Office on a flash drive, or mailed to the City Clerk’s Office. Kindly submit 
materials to the City Clerk AS EARLY AS POSSIBLE, BUT NO LATER THAN 12:00 p.m. on 
the day of the meeting. 

Comments received by 12:00 p.m. on the day of the meeting will be provided to the City 
Council, made available to the public, and will be part of the meeting record.
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REGULAR CITY COUNCIL AND HOUSING 
AUTHORITY*

Agenda - Final Amended April 15, 2025

Please know that it is important for the City to allow public participation at this meeting. If you 
are unable to participate in the meeting via the processes set forth above, please contact the 
City Clerk at (714) 754-5225 or cityclerk@costamesaca.gov and staff will attempt to 
accommodate you. While the City does not expect there to be any changes to the above 
process for participating in this meeting, if there is a change, the City will post the information 
as soon as possible to the City’s website.

Note that records submitted by the public will not be redacted in any way and will be posted 
online as submitted, including any personal contact information.  All pictures, PowerPoints, 
and videos submitted for display at a public meeting must be previously reviewed by staff to 
verify appropriateness for general audiences. This includes items submitted for the overhead 
screen during the meeting. Items submitted for the overhead screen should be 1 page and 
provided to the City Clerk prior to the start of the meeting. No links to YouTube videos or other 
streaming services will be accepted, a direct video file will need to be emailed to staff prior to 
each meeting in order to minimize complications and to play the video without delay. The 
video must be one of the following formats, .mp4, .mov or .wmv. Only one file may be 
included per speaker for public comments, for both videos and pictures. Please e-mail to the 
City Clerk at cityclerk@costamesaca.gov NO LATER THAN 12:00 Noon on the date of the 
meeting. If you do not receive confirmation from the city prior to the meeting, please call the 
City Clerks office at 714-754-5225.

Note regarding agenda-related documents provided to a majority of the City Council after 
distribution of the City Council agenda packet (GC §54957.5):  Any related documents 
provided to a majority of the City Council after distribution of the City Council Agenda Packets 
will be made available for public inspection. Such documents will be posted on the city’s 
website and will be available at the City Clerk's office, 77 Fair Drive, Costa Mesa, CA 92626.

All cell phones and other electronic devices are to be turned off or set to vibrate. Members of 
the audience are requested to step outside the Council Chambers to conduct a phone 
conversation.

Free Wi-Fi is available in the Council Chambers during the meetings. The network username 
available is: CM_Council. The password is: cmcouncil1953.

As a LEED Gold Certified City, Costa Mesa is fully committed to environmental sustainability. 
A minimum number of hard copies of the agenda will be available in the Council Chambers. 
For your convenience, a binder of the entire agenda packet will be at the table in the foyer of 
the Council Chambers for viewing.  Agendas and reports can be viewed on the City website at 
https://costamesa.legistar.com/Calendar.aspx.  Las agendas y los informes se pueden ver en 
español en el sitio web de la Ciudad en 
https://www.costamesaca.gov/trending/current-agendas/spanish-city-council-agendas.
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REGULAR CITY COUNCIL AND HOUSING 
AUTHORITY*

Agenda - Final Amended April 15, 2025

In compliance with the Americans with Disabilities Act, Assistive Listening headphones are 
available and can be checked out from the City Clerk. If you need special assistance to 
participate in this meeting, please contact the City Clerk at (714) 754-5225. Notification at 
least 48 hours prior to the meeting will enable the City to make reasonable arrangements to 
ensure accessibility to this meeting. [28 CFR 35.102.35.104 ADA Title II]. 

En conformidad con la Ley de Estadounidenses con Discapacidades (ADA), aparatos de 
asistencia están disponibles y podrán ser prestados notificando a la Secretaria Municipal. Si 
necesita asistencia especial para participar en esta junta, comuníquese con la oficina de la 
Secretaria Municipal al (714) 754-5225. Se pide dar notificación a la Ciudad por lo mínimo 48 
horas de anticipación para garantizar accesibilidad razonable a la junta.  [28 CFR 
35.102.35.104 ADA Title II].
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REGULAR CITY COUNCIL AND HOUSING 
AUTHORITY*

Agenda - Final Amended April 15, 2025

CLOSED SESSION - 4:00 P.M.

CALL TO ORDER

ROLL CALL

PUBLIC COMMENTS Members of the public are welcome to address the City Council 
only on those items on the Closed Session agenda. Each member of the public will be 
given a total of three minutes to speak on all items on the Closed Session agenda.

CLOSED SESSION ITEMS:

1. CONFERENCE WITH LEGAL COUNSEL - EXISTING LITIGATION 
Pursuant to California Government Code Section 54956.9 (d)(1) 
Name of Case: Schaefer v. Costa Mesa
Orange County Superior Court Case No. 30-2022-01286737-CU-PO-CJC

2. CONFERENCE WITH LEGAL COUNSEL - EXISTING LITIGATION 
Pursuant to California Government Code Section 54956.9 (d)(1) 
Name of Case: DBO Investments CM, LLC v. Costa Mesa 
Orange County Superior Court Case No. 30-2023-01360125-CU-CR-NJC.

3. CONFERENCE WITH REAL PROPERTY NEGOTIATOR
Pursuant to California Government Code Section 54956.8
APN: 140-041-81
Property: 3333 Susan Street, Costa Mesa, CA 92626 
Agency Negotiator: Lori Ann Farrell Harrison, City Manager 
Negotiating Parties: Legacy Partners
Under Negotiation: Price and Terms of Payment
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REGULAR CITY COUNCIL AND HOUSING 
AUTHORITY*

Agenda - Final Amended April 15, 2025

REGULAR MEETING OF THE CITY COUNCIL AND HOUSING AUTHORITY

APRIL 15, 2025 – 6:00 P.M.

JOHN STEPHENS 
        Mayor 

       MANUEL CHAVEZ                                    ANDREA MARR
 Mayor Pro Tem - District 4                    Council Member - District 3

      ARLIS REYNOLDS                                   LOREN GAMEROS
  Council Member - District 5                  Council Member - District 2

      
     JEFF PETTIS                                                MIKE BULEY

  Council Member - District 6                   Council Member - District 1

   KIMBERLY HALL BARLOW                  LORI ANN FARRELL HARRISON
City Attorney                                             City Manager

CALL TO ORDER

NATIONAL ANTHEM AND PLEDGE OF ALLEGIANCE

MOMENT OF SOLEMN EXPRESSION

[Per Council Policy 000-12, these presentations are made by community volunteers
stating their own views. The City Council disclaims any intent to endorse or sponsor the
views of any speaker.]

ROLL CALL

CITY ATTORNEY CLOSED SESSION REPORT

PRESENTATIONS:

1. Presentation: Active Transportation Committee

PUBLIC COMMENTS – MATTERS NOT LISTED ON THE AGENDA
Comments on Presentations and Consent Calendar items may also be heard at this 
time. Comments are limited to 3 minutes, or as otherwise directed.
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REGULAR CITY COUNCIL AND HOUSING 
AUTHORITY*

Agenda - Final Amended April 15, 2025

COUNCIL MEMBER COMMITTEE REPORTS, COMMENTS, AND SUGGESTIONS
Each council member is limited to 3 minutes.  Additional comments will be heard at the 
end of the meeting.

1. Council Member Marr

2. Council Member Reynolds

3. Council Member Pettis

4. Council Member Buley

5. Council Member Gameros

6. Mayor Pro Tem Chavez

7. Mayor Stephens

REPORT – CITY MANAGER

REPORT – CITY ATTORNEY

CONSENT CALENDAR

All matters listed under the Consent Calendar are considered to be routine and will be
acted upon in one motion. There will be no separate discussion of these items unless
members of the City Council, staff, or the public request specific items to be discussed
and/or removed from the Consent Calendar for discussion.

1. PROCEDURAL WAIVER: WAIVE THE FULL READING OF ALL 
ORDINANCES AND RESOLUTIONS

25-253

RECOMMENDATION:

City Council and Housing Authority approve the reading by title only and waive 
further reading of Ordinances and Resolutions.   

2. READING FOLDER 25-254

RECOMMENDATION:

City Council receive and file Claims received by the City Clerk and authorize 
staff to reject any and all Claims: Karen Franco, Gail Kay, Nona Wolverton, 
Masoon Yazarlou.

Page 7 of 11 

7

https://costamesa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3172
https://costamesa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3172
https://costamesa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3173
https://costamesa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3173


REGULAR CITY COUNCIL AND HOUSING 
AUTHORITY*
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3. ADOPTION OF WARRANT RESOLUTION 25-235

RECOMMENDATION:

City Council approve Warrant Resolution No. 2732.

1. Summary Check Registration 3-20-25

2. Summary Check Registration 3-25-25

Attachments:

4. MINUTES 25-255

RECOMMENDATION:

City Council approve the minutes of the regular meeting of April 1, 2025.  

1. 04-01-2025 Draft MinutesAttachments:

5. 2024 2015-2035 GENERAL PLAN ANNUAL PROGRESS REPORT 
(APR)

25-220

RECOMMENDATION:

Staff recommends the City Council approve the 2024 Annual Progress Report 
for the 2015-2035 Costa Mesa General Plan for submittal to the State Office of 
Land Use and Climate Innovation (LUCI) [formerly known as the Office of 
Planning and Research (OPR)], and State Department of Housing and 
Community Development (HCD). 

Agenda Report

1. 8th Edition General Plan Annual Progress Report 2024

Attachments:

AT THIS TIME COUNCIL WILL ADDRESS ANY ITEMS PULLED FROM THE CONSENT 
CALENDAR

------------------------------END OF CONSENT CALENDAR-------------------------------

Page 8 of 11 

8

https://costamesa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3154
https://costamesa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3154
https://costamesa.legistar.com/gateway.aspx?M=F&ID=ebf1435a-917f-40da-906c-bb77c880f014.pdf
https://costamesa.legistar.com/gateway.aspx?M=F&ID=a11bc7d2-ab69-444f-b966-4c2383b29035.pdf
https://costamesa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3174
https://costamesa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3174
https://costamesa.legistar.com/gateway.aspx?M=F&ID=c50f7ffe-2c25-47a7-b1a4-5bce892827e6.rtf
https://costamesa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3139
https://costamesa.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3139
https://costamesa.legistar.com/gateway.aspx?M=F&ID=e69bfc40-6dae-4955-854c-0ea40e762a78.docx
https://costamesa.legistar.com/gateway.aspx?M=F&ID=ad08f381-afc6-43da-9d53-5433794a793d.pdf


REGULAR CITY COUNCIL AND HOUSING 
AUTHORITY*

Agenda - Final Amended April 15, 2025

PUBLIC HEARINGS:

(Pursuant to Resolution No. 05-55, Public Hearings begin at 7:00 p.m.)

1. APPEAL OF THE PLANNING COMMISSION’S DECISION TO 
APPROVE A CONDITIONAL USE PERMIT (CUP) PCUP-24-0011 TO 
OPERATE A RETAIL CANNABIS STOREFRONT BUSINESS WITH 
DELIVERY LOCATED AT 1912 HARBOR BOULEVARD (“GREEN 
MART”), IN THE LOCAL BUSINESS DISTRICT (C1)

25-228

RECOMMENDATION:

Staff recommends the City Council:
1. Find that the project is categorically exempt from the provisions of the 

California Environmental Quality Act (CEQA) pursuant to Section 15301 
(Class 1) Existing Facilities.

2. Uphold the Planning Commission’s decision to approve Conditional Use 
Permit PCUP-24-0011 based on findings of fact and subject to the conditions 
of approval as contained in the Resolution. 

Agenda Report

1. Resolution

2. Appeal Application

3. Supplemental Information

4. Planning Commission Resolution

5. Planning Commission Agenda Report

6. Planning Commission Public Comments

7. Planning Commission Draft Minutes

8. City Council Public Comments

Attachments:
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2. RESOLUTION FOR APPROVAL OF THE DRAFT RELOCATION PLAN 
AND RELOCATION ASSISTANCE FOR TENANTS OF 778 SHALIMAR 
DRIVE

25-248

RECOMMENDATION:

Staff recommends the City Council:
1. Adopt proposed Resolution No. 25-XX approving the draft Relocation Plan 

for the Shalimar Park Expansion Project’s acquisition of real property located 
at Assessor’s Parcel Number 424-051-23 (778 Shalimar Drive) and 
appropriating funds thereof.

2. Authorize an appropriation of $203,717 in the Housing Trust Fund (Fund 
222) for relocation assistance. 

3. Authorize the City Manager, City Attorney, and Finance Director to 
implement the approved Relocation Program.

1. Draft Relocation Plan - English

2. Draft Relocation Plan - Spanish

3. Draft Resolution 2025-XX Approving a relocation plan for 778 
Shalimar tenants and appropriating funds thereof

Attachments:

OLD BUSINESS:

1. APPOINTMENT TO THE ANIMAL SERVICES COMMITTEE AND 
CONFIRMING THE ORANGE COUNTY MODEL ENGINEERS (OCME) 
LIAISON TO THE FAIRVIEW PARK STEERING COMMITTEE

25-250

RECOMMENDATION:

Staff recommends:
1. Mayor Pro Tem Chavez make one (1) member appointment to the Animal 

Services Committee with a term expiration of April 2027.

2. The City Council confirm Hank Castignetti as the Orange County Model 
Engineers (OCME) City liaison to the Fairview Park Steering Committee.

1. Animal Services Committee ApplicationsAttachments:
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NEW BUSINESS:

1. REQUEST FOR CITY COUNCIL DIRECTION REGARDING THE RESEARCH FOR POTENTIAL DEVELOPMENT 

OF AN ORDINANCE ESTABLISHING STAFFING AND OPERATIONAL STANDARDS FOR SELF-CHECKOUT 

OPERATIONS (SCOS) IN GROCERY RETAIL STORES

ADDITIONAL COUNCIL/BOARD MEMBER COMMITTEE REPORTS, COMMENTS, AND 
SUGGESTIONS

ADJOURNMENT
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 25-253 Meeting Date: 4/15/2025

TITLE:

PROCEDURAL WAIVER: WAIVE THE FULL READING OF ALL ORDINANCES AND
RESOLUTIONS

RECOMMENDATION:

City Council and Housing Authority approve the reading by title only and waive further reading of
Ordinances and Resolutions.
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 25-254 Meeting Date: 4/15/2025

TITLE:

READING FOLDER

DEPARTMENT: City Manager’s Office/City Clerk’s Division

RECOMMENDATION:

City Council receive and file Claims received by the City Clerk and authorize staff to reject any and all
Claims: Karen Franco, Gail Kay, Nona Wolverton, Masoon Yazarlou.
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 25-235 Meeting Date: 4/15/2025

TITLE:

ADOPTION OF WARRANT RESOLUTION

DEPARTMENT: FINANCE DEPARTMENT

PRESENTED BY: CAROL MOLINA, FINANCE DIRECTOR

CONTACT INFORMATION: CAROL MOLINA, FINANCE DIRECTOR AT (714) 754-5243

RECOMMENDATION:

City Council approve Warrant Resolution No. 2732.

BACKGROUND:

In accordance with Section 37202 of the California Government Code, the Director of Finance or their
designated representative hereby certify to the accuracy of the following demands and to the
availability of funds for payment thereof.

FISCAL REVIEW:

Funding Payroll Register No. 25-07 for $3,938,455.13, and City operating expenses for
$3,660,012.18.
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 25-255 Meeting Date: 4/15/2025

TITLE:

MINUTES

DEPARTMENT: City Manager’s Office/City Clerk’s Division

RECOMMENDATION:

City Council approve the minutes of the regular meeting of April 1, 2025.
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96



Minutes – Regular Meeting April 1, 2025 Page 1 of 12

REGULAR CITY COUNCIL AND HOUSING AUTHORITY
APRIL 1, 2025 - 6:00 P.M. - MINUTES

CALL TO ORDER – The Closed Session meeting was called to order by Mayor Stephens at 
4:00 p.m.

ROLL CALL
Present: Council Member Buley, Council Member Gameros, Council Member Marr (Arrived 

4:05 p.m.), Council Member Pettis, Council Member Reynolds (Arrived 4:01 p.m.), 
Mayor Pro Tem Chavez, and Mayor Stephens.

Absent: None.

PUBLIC COMMENTS – NONE.

CLOSED SESSION ITEMS:

1. CONFERENCE WITH LABOR NEGOTIATORS
Pursuant to California Government Code Section 54957.6, (a) 
Agency Designated Representative: Lori Ann Farrell Harrison, City Manager
Name of Employee Organization: Costa Mesa City Employees Association (CMCEA).

2. CONFERENCE WITH LABOR NEGOTIATORS
Pursuant to California Government Code Section 54957.6, (a)
Agency Designated Representative: Lori Ann Farrell Harrison, City Manager
Name of Employee Organization: Costa Mesa Police Management Association
(CMPMA).

3. CONFERENCE WITH LABOR NEGOTIATORS
Pursuant to California Government Code Section 54957.6, (a)
Agency Designated Representative: Lori Ann Farrell Harrison, City Manager
Name of Employee Organization: Costa Mesa Police Association (CMPA).

4. Public Employment, Workers’ Compensation Claim 
Pursuant to California Government Code Section 54956.9 (b)(1) 
WCAB NO. ADJ17537318, ADJ17537816

5. Public Employment, Workers’ Compensation Claim 
Pursuant to California Government Code Section 54956.9 (b)(1) 
WCAB NO. ADJ18957837

City Council recessed at 4:02 p.m. for Closed Session.
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Minutes – Regular Meeting April 1, 2025 Page 2 of 12

Closed Session adjourned at 5:08 p.m.

CALL TO ORDER - The Regular City Council and Housing Authority meeting was called to 
order by Mayor Stephens at 6:00 p.m.

NATIONAL ANTHEM AND PLEDGE OF ALLEGIANCE – A video was played of the National 
Anthem and the Mayor led the Pledge of Allegiance.

MOMENT OF SOLEMN EXPRESSION – Led by Pastor Phil Eyskens, Lighthouse Church.

ROLL CALL
Present:  Council Member Buley, Council Member Gameros, Council Member Pettis, Council 

Member Marr, Council Member Reynolds, Mayor Pro Tem Chavez, and Mayor 
Stephens.

Absent: None.

CITY ATTORNEY CLOSED SESSION REPORT

PRESENTATIONS:

Arts Commission Chair Alisa Ochoa and Vice Chair Fisher Derderian introduced Costa Mesa 
Poet Laureate Danielle Hanson who spoke on art and read a poem.

PUBLIC COMMENTS – MATTERS NOT LISTED ON THE AGENDA

Flo Martin, Costa Mesa, praised first responders.

Speaker, spoke in support of a Trap Neuter Return program or a low cost spay and neuter 
program.

Speaker, spoke in support of spending the cannabis tax on the Arts and spoke against 
spending the money on salaries.

Jake Johnston, Costa Mesa, spoke against sober living facilities and mental health facilities in 
residential zones.

Cory Johnston, Costa Mesa, spoke against sober living facilities and mental health facilities in 
residential zones.

Priscilla Rocco spoke on the preservation of Fairview Park and against Harbor Soaring Society
flying at the park.

Speaker, spoke in support of a Trap Neuter Return program.

Speaker, spoke on a person arrested on October 29, 2023, and requested a contact for 
inquiries on the case.
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Minutes – Regular Meeting April 1, 2025 Page 3 of 12

COUNCIL MEMBER COMMITTEE REPORTS, COMMENTS, AND SUGGESTIONS

Council Member Gameros thanked Police Chief Lawrence for his service to the City and
thanked the Constituent Services team.

Council Member Marr spoke on attending the Radiant Health Center Gala, recognized
Transgender Day of Visibility, and spoke on representing all constituents.

Council Member Reynolds spoke on the new Poet Laureate and exploring poetry in public 
spaces, spoke on the Arts Commission and funding grants and requested to fully fund the 
Songs in the Canyon grant, requested staff to review block party and special event permit 
processes, spoke on the City Nature Challenge, and requested clarification on the status of the 
Trap Neuter Return issue.

Council Member Pettis recognized small businesses in the City and spoke on attending the 
Harper BBQ soft opening on Cabrillo Street, spoke on the 311 Application and reporting
uneven pavement, spoke on addressing homeless issues at Pinkley Park and requested 
increased patrols in the area.

Council Member Buley thanked Police Chief Lawrence for his service, thanked the Police 
Department for his ride along, thanked staff for the community meet and greet on the 
resurfacing of asphalt at Balearic Park, spoke on attending Senator Choi’s Women of 
Distinction event honoring Dr. Elvira Cravagan and Dr. Eunice Kang, spoke on the 
undergrounding of utility cables, spoke on meeting with members from the Finance and 
Pension Advisory Committee, spoke on staff responsiveness when he assisted a neighbor, 
spoke on attending the emergency preparedness meeting, and praised the services of Charlie 
Street, a non-profit organization that assists those with alcohol dependency.

Mayor Pro Tem Chavez thanked Police Chief Lawrence for his service, welcomed the 
Velasquez family who moved into a Habitat for Humanity Home, attended the Mesa Water 
Reliability Facility (MWRF) unveiling, requested the Trap Neuter Return program be brought 
back for discussion, and spoke on utilizing the Costa Mesa 311 Application.

Mayor Stephens spoke on attending the Women of the Year event with Assemblywoman 
Cottie Petrie Norris that honored Megan Clem and Katie Brundige and the RAD Camp 
Program, spoke on attending the Radiant Health Center event, stated that the Trap Neuter 
Return Program is in the pipeline and will be brought back for the Council to consider, 
requested staff to look into the complaints regarding sober living homes on Waxwing Circle 
and Hummingbird Drive, spoke on the cannabis tax being used for arts and the first time 
homebuyers program, spoke on attending the Harbor Mesa Lions Club fashion show, spoke on 
attending an Eagle Scout presentation, and thanked Police Chief Lawrence for his service.

REPORT – CITY MANAGER – Ms. Farrell Harrison thanked Chief Lawrence for his service,  
spoke on the Emergency Preparedness public meeting, the Springfest event on April 19th,
stated an update on the residential permit parking program will be forthcoming, thanked 
Council Members Marr and Reynolds for being panelists at the Women in History luncheon,
spoke on the Trap Neuter Return Program coming back to Council, spoke on the Arts funding
and it is part of the budget discussions and that the cannabis revenue is going into the fund, 
and will follow up on the sober living complaints.
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REPORT – CITY ATTORNEY – Ms. Hall Barlow responded to the speaker regarding the 
police incident and gave her phone number for the caller to reach out to her and acknowledged
Ms. Tai and Ms. Gallardo-Daly for their work on the Jamboree Housing contract.

CONSENT CALENDAR

MOVED/SECOND: Mayor Pro Tem Chavez/Council Member Reynolds
MOTION: Approve the Consent Calendar except for item nos. 5 and 10.
The motion carried by the following roll call vote:
Ayes: Council Member Buley, Council Member Gameros, Council Member Marr, Council 
Member Pettis, Council Member Reynolds, Mayor Pro Tem Chavez, and Mayor Stephens.
Nays: None. 
Absent: None.
Abstain: None.
Motion carried: 7-0

1. PROCEDURAL WAIVER: WAIVE THE FULL READING OF ALL ORDINANCES AND 
RESOLUTIONS

ACTION:
City Council and Housing Authority approved the reading by title only and waived further 
reading of Ordinances and Resolutions.   

2. READING FOLDER

ACTION:
City Council received and filed Claims received by the City Clerk and authorized staff to 
reject any and all Claims: Gabriel Rolando Fierro.

3. ADOPTION OF WARRANT RESOLUTION

ACTION:
City Council approved Warrant Resolution No. 2731.

4. MINUTES

ACTION:
City Council approved the minutes of the Study Session of March 11, 2025 and the 
regular meeting of March 18, 2025.  

6. APPROVE INCREASE IN PURCHASING AUTHORITY WITH PIVOT SOLUTIONS

ACTION:
1. City Council approved and authorized the City Manager to execute change 

orders with Pivot Solutions LLC, dba: Maaco Store that would authorize an 
increase in purchase authority to $200,000 for vehicle paint and body repair 
services for the remainder of the current fiscal year and annually thereafter.
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2. Approved an appropriation of $100,000 in the Equipment Replacement Fund 
(Fund 601) fund balance for additional paint and body repair services.

7. ACCEPTANCE OF THE POLICE DEPARTMENT RANGE REMODEL AND 
UPGRADES PROJECT, CITY PROJECT NO. 22-03

ACTION:
1. City Council accepted the work performed by Kazoni Construction, Inc., 20371 

Irvine Ave. Ste. 120, Newport Beach, CA 92660, for the Police Department 
Range Remodel and Upgrades Project, City Project No. 22-03, and authorized
the City Clerk to file the Notice of Completion.

2. Authorized the City Manager to release the retention monies thirty-five (35) days 
after the Notice of Completion filing date, release the Labor and Material Bond 
seven (7) months after the filing date, and release the Faithful Performance Bond 
at the conclusion of the one (1) year warranty period. 

8. SECOND AMENDMENT TO THE CITYWIDE TRAFFIC SIGNAL MAINTENANCE 
CONTRACT

ACTION:
1. City Council approved the Second Amendment to the Maintenance Services 

Agreement (MSA) with Yunex, LLC to provide maintenance of the City’s traffic 
signals, increasing the annual compensation limit by $200,000, for an annual not 
to exceed amount of $700,000. 

2. Authorized the City Manager and the City Clerk to execute the agreement and 
future amendments to the agreement. 

9. AUTHORIZE PURCHASE ORDER WITH LN CURTIS AND SONS FOR SMALL 
DOLLAR COMMODITY PURCHASES THAT CUMULATIVELY EXCEED $100,000 
FOR PURCHASE OF PERSONAL PROTECTIVE EQUIPMENT AND FIREFIGHTER 
EQUIPMENT

ACTION:
City Council authorized the City Manager to execute a purchase order with LN Curtis 
and Sons within the department’s FY 2024-25 approved operating budget for various 
small dollar commodity purchases not to exceed $125,000.

ITEMS PULLED FROM THE CONSENT CALENDAR

5. DESIGNATION OF CITY NEGOTIATORS FOR THE COSTA MESA POLICE 
MANAGEMENT ASSOCIATION (CMPMA), THE COSTA MESA POLICE 
ASSOCIATION (CMPA) AND THE COSTA MESA CITY EMPLOYEES’ 
ASSOCIATION (CMCEA) LABOR NEGOTIATIONS PROCESSES AND 
AUTHORIZATION TO PROCEED WITH THE FINANCIAL ANALYSIS OF THE 
CURRENT MEMORANDUMS OF UNDERSTANDING (MOU) PER THE 
TRANSPARENCY IN LABOR NEGOTIATIONS COUNCIL POLICY
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Public Comments: None.

MOVED/SECOND: Mayor Pro Tem Chavez/Mayor Stephens
MOTION: Approve staff recommendation.
The motion carried by the following roll call vote:
Ayes: Council Member Buley, Council Member Gameros, Council Member Marr, 
Council Member Pettis, Council Member Reynolds, Mayor Pro Tem Chavez, and Mayor 
Stephens.
Nays: None. 
Absent: None.
Abstain: None.
Motion carried: 7-0

ACTION:
1. City Council designated City Manager Lori Ann Farrell Harrison as the City’s 

Principal Negotiator, Assistant City Manager Cecilia Gallardo Daly, Deputy City 
Manager Alma Reyes, Human Resources Manager Kasama Lee and Finance 
Director Carol Molina as the City’s representatives in negotiations with the 
CMPMA, CMPA and CMCEA.

2. Authorized staff to have the independent fiscal analysis of the current CMPMA, 
CMPA and CMCEA MOUs completed per the requirements of the Transparency 
in Labor Negotiations Council Policy.

10. CONTRACT AMENDMENT TO INCREASE FUNDING FOR THE FAMILIES 
FORWARD TENANT BASED RENTAL ASSISTANCE (TBRA) PROGRAM BY 
$50,000 FOR THE CURRENT FISCAL YEAR (FY) 2024-2025 AND INCLUDE UP TO 
3 ADDITIONAL YEARLY RENEWALS FOR UP TO $200,000 EACH YEAR, IF 
FUNDING IS AVAILABLE

Public Comments:

Rosalinda Bermudez, representing Families Forward, stated that most referrals come 
from City staff, and that last year there was a waiting list, and spoke on the program.

MOVED/SECOND: Council Member Marr/Council Member Reynolds
MOTION: Approve staff recommendation.
The motion carried by the following roll call vote:
Ayes: Council Member Buley, Council Member Gameros, Council Member Marr, 
Council Member Pettis, Council Member Reynolds, Mayor Pro Tem Chavez, and Mayor 
Stephens.
Nays: None. 
Absent: None.
Abstain: None.
Motion carried: 7-0
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ACTION:
1. City Council authorized the City Manager (or designee) and the City Clerk to 

execute an amendment to award additional HOME funding in the amount of 
$50,000 to Families Forward for the City’s Tenant Based Rental Assistance 
Program (TBRA) for FY 2024-2025 and include up to 3 additional yearly 
renewals for up to $200,000 each year, if funding is available.

2. Approved an appropriation of $175,000 to recognize the unspent allocation from 
prior years within the HOME Fund (Fund 205) that has been added to the FY 
2024-2025 Annual Action Plan as a minor amendment to increase funding to the 
HOME TBRA program and Single-Family Housing Rehabilitation program.

------------------------------END OF CONSENT CALENDAR-------------------------------

PUBLIC HEARINGS: NONE.
(Pursuant to Resolution No. 05-55, Public Hearings begin at 7:00 p.m.)

OLD BUSINESS:

1. ADOPT AN ORDINANCE TO AMEND TITLE 13 OF THE COSTA MESA MUNICIPAL 
CODE PERTAINING TO ACCESSORY DWELLING UNITS TO CONFORM TO 
RECENT REVISIONS TO STATE LAW (CODE AMENDMENT PCTY-24-0002)

Presentation by Mr. Yeager, Senior Planner.

Public Comments: None.

MOVED/SECOND: Mayor Pro Tem Chavez/Council Member Marr
MOTION: Approve staff recommendation.
The motion carried by the following roll call vote:
Ayes: Council Member Buley, Council Member Gameros, Council Member Marr, 
Council Member Pettis, Council Member Reynolds, Mayor Pro Tem Chavez, and Mayor 
Stephens.
Nays: None. 
Absent: None.
Abstain: None.
Motion carried: 7-0

ACTION:
City Council adopted Ordinance No. 2025-02 approving Code Amendment 
PCTY-24-0002, amending Title 13 of the Costa Mesa Municipal Code (CMMC) 
pertaining to Accessory Dwelling Units (ADUs) to conform to recent revisions to State 
law.
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NEW BUSINESS:

1. PROFESSIONAL CONSTRUCTION MANAGEMENT SERVICES FOR THE 
RECONSTRUCTION OF FIRE STATION NO. 2

Presentation by Mr. Rahimian, Senior Engineer.

Public Comments:

Speaker, spoke on the level of efforts for the project in relation to the cost of the 
agreement.

MOVED/SECOND: Mayor Stephens/Council Member Gameros
MOTION: Approve staff recommendation.
The motion carried by the following roll call vote:
Ayes: Council Member Buley, Council Member Gameros, Council Member Marr, 
Council Member Pettis, Council Member Reynolds, Mayor Pro Tem Chavez, and Mayor 
Stephens.
Nays: None. 
Absent: None.
Abstain: None.
Motion carried: 7-0

ACTION:
1. City Council awarded Professional Services Agreement (PSA) to Accenture 

Infrastructure and Capital Projects LLC, 300 Spectrum Center Drive, Suite 1400, 
Irvine, California, in an amount not to exceed $1,774,775 for construction 
management services for the reconstruction of Fire Station No. 2, with an initial 
allocation of $225,000 and the remaining allocation following successful issuance 
of bond for Fire Station No. 2 Reconstruction Project.

2. Authorized a ten percent (10%) contingency in the amount of $177,477 for 
unforeseen costs related to the project.

3. Authorized the City Manager and the City Clerk to execute the PSA and any 
future amendments to the agreement.

2. APPOINTMENTS TO VARIOUS CITY COMMITTEES

Presentation by Ms. Green, City Clerk.

Public Comments: None.

ACTION:
City Council made appointments as follows:
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MOVED/SECOND: Mayor Pro Tem Chavez/Mayor Stephens
MOTION: Re-open the recruitment process for one week and to make his appointment 
on April 15th. 
The motion carried by the following roll call vote:
Ayes: Council Member Buley, Council Member Gameros, Council Member Marr, 
Council Member Pettis, Council Member Reynolds, Mayor Pro Tem Chavez, and Mayor 
Stephens.
Nays: None. 
Absent: None.
Abstain: None.
Motion carried: 7-0

Mayor Pro Tem Chavez directed staff to re-open the recruitment process for one week 
and to make his appointment on April 15th.

MOVED/SECOND: Council Member Reynolds/Council Member Gameros
MOTION: Appoint Stephen Smith and Tammy McGregor to the Animal Services 
Committee.
The motion carried by the following roll call vote:
Ayes: Council Member Buley, Council Member Gameros, Council Member Marr, 
Council Member Pettis, Council Member Reynolds, Mayor Pro Tem Chavez, and Mayor 
Stephens.
Nays: None. 
Absent: None.
Abstain: None.
Motion carried: 7-0

City Council made the following two (2) appointments to the Animal Services Committee 
with a term expiration of April 2027. Council Member Reynolds appointed Stephen 
Smith and Council Member Marr appointed Tammy McGregor. 

MOVED/SECOND: Council Member Reynolds/Council Member Marr
MOTION: Appoint Tiia Alcazar, Trace Yulie, and Joselyn Perez to the Active 
Transportation Committee.
The motion carried by the following roll call vote:
Ayes: Council Member Buley, Council Member Gameros, Council Member Marr, 
Council Member Pettis, Council Member Reynolds, Mayor Pro Tem Chavez, and Mayor 
Stephens.
Nays: None. 
Absent: None.
Abstain: None.
Motion carried: 7-0

City Council made three (3) member appointments to the Active Transportation 
Committee with a term expiration of April 2027. Mayor Pro Tem Chavez appointed 
Joselyn Perez, Council Member Reynolds appointed Tiia Alcazar, and Council Member 
Marr appointed Trace Yulie.
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MOVED/SECOND: Council Member Reynolds/Mayor Stephens
MOTION: Appoint Jay Humphrey, Jose Toscano, Edwin (Bo) Glover, and Terri Fuqua to 
the Fairview Park Steering Committee.
The motion carried by the following roll call vote:
Ayes: Council Member Buley, Council Member Gameros, Council Member Marr, 
Council Member Pettis, Council Member Reynolds, Mayor Pro Tem Chavez, and Mayor 
Stephens.
Nays: None. 
Absent: None.
Abstain: None.
Motion carried: 7-0

1. City Council made three (3) member appointments to the Fairview Park Steering 
Committee with a term expiration of April 2029. Council Member Buley appointed 
Jay Humphrey, Council Member Reynolds appointed Edwin (Bo) Glover, and 
Council Member Pettis appointed Jose Toscano.

2. City Council made one (1) member appointment to the Fairview Park Steering 
Committee with a term expiration of April 2027. Mayor Stephens appointed Terri 
Fuqua.

MOVED/SECOND: Council Member Buley/Mayor Stephens
MOTION: Appoint Daniel Morgan to the Finance and Pension Advisory Committee.
The motion carried by the following roll call vote:
Ayes: Council Member Buley, Council Member Gameros, Council Member Marr, 
Council Member Pettis, Council Member Reynolds, Mayor Pro Tem Chavez, and Mayor 
Stephens.
Nays: None. 
Absent: None.
Abstain: None.
Motion carried: 7-0

City Council made one (1) member appointment to the Finance and Pension Advisory 
Committee with a term expiration of April 2028. Council Member Buley appointed Daniel 
Morgan.

MOVED/SECOND: Mayor Pro Tem Chavez/Council Member Marr
MOTION: Appoint Becks Heyhoe-Khalil, Valerie Hass, Andrea Schmidt, and Alma 
Fausto to the Housing and Public Service Grants Committee.
The motion carried by the following roll call vote:
Ayes: Council Member Buley, Council Member Gameros, Council Member Marr, 
Council Member Pettis, Council Member Reynolds, Mayor Pro Tem Chavez, and Mayor 
Stephens.
Nays: None. 
Absent: None.
Abstain: None.
Motion carried: 7-0
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1. City Council made three (3) member appointments to the Housing and Public 
Service Grants Committee with a term expiration of April 2027. Mayor Pro Tem 
Chavez appointed Andrea Schmidt, Council Member Reynolds appointed Alma 
Fausto, and Council Member Marr appointed Becks Heyhoe-Khalil.

2. City Council made one (1) member appointment to the Housing and Public 
Service Grants Committee with a term expiration of April 1, 2026. Council 
Member Buley appointed Valerie Hass.

MOVED/SECOND: Council Member Reynolds/Mayor Stephens
MOTION: Appoint Nicholas Lapating, Stephen Brahs, Eric Vu, and George Sakioka to 
the Traffic Impact Fee Ad Hoc Committee.

SUBSTITUTE MOTION/SECOND: Council Member Buley/Council Member Pettis
SUBSTITUTE MOTION: Appoint Nicholas Lapating, Stephen Brahs, George Sakioka, 
and Jim Fitzpatrick to the Traffic Impact Fee Ad Hoc Committee.
The motion carried by the following roll call vote:
Ayes: Council Member Buley, Council Member Gameros, Council Member Pettis, 
Mayor Pro Tem Chavez, and Mayor Stephens.
Nays: Council Member Marr and Council Member Reynolds.
Absent: None.
Abstain: None.
Motion carried: 5-2

1. City Council made four (4) member appointments to the Traffic Impact Fee Ad 
Hoc Committee with a term expiration of April 2029. George Sakioka as the
Major Developers’ Representative, Stephen Brahs as the Small Developers’ 
Representative, and Nicholas Lapating and Jim Fitzpatrick as the At-large 
Representatives.

ADDITIONAL COUNCIL/BOARD MEMBER COMMITTEE REPORTS, COMMENTS, AND 
SUGGESTIONS – NONE.

ADJOURNMENT – Mayor Stephens adjourned the meeting at 8:22 p.m.
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Minutes adopted on this 15th day of April, 2025.

___________________________
John Stephens, Mayor 

ATTEST:

___________________________
Brenda Green, City Clerk 
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TITLE:

2024 2015-2035 GENERAL PLAN ANNUAL PROGRESS REPORT (APR)

DEPARTMENT: ECONOMIC AND DEVELOPMENT SERVICES
DEPARTMENT/PLANNING DIVISION
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AND CAITLYN CURLEY, ASSISTANT PLANNER
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RECOMMENDATION:

Staff recommends the City Council approve the 2024 Annual Progress Report for the 2015-2035
Costa Mesa General Plan for submittal to the State Office of Land Use and Climate Innovation
(LUCI) [formerly known as the Office of Planning and Research (OPR)], and State Department of
Housing and Community Development (HCD).
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City of Costa Mesa 

Agenda Report 

  

77 Fair Drive 
Costa Mesa, CA 92626 

Item #: 25-220 Meeting Date: 4/15/2025 

TITLE: 2024 2015-2035 GENERAL PLAN ANNUAL PROGRESS REPORT (APR)  
 
DEPARTMENT: ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/PLANNING 

DIVISION  

 

PRESENTED BY: PHAYVANH NANTHAVONGDOUANGSY, PRINCIPAL PLANNER, AND CAITLYN 
CURLEY, ASSISTANT PLANNER  
  
CONTACT INFORMATION: PHAYVANH NANTHAVONGDOUANGSY, PRINCIPAL PLANNER, 714-
754-5611 
 
RECOMMENDATION: 
 
Staff recommends the City Council approve the 2024 Annual Progress Report for the 2015-2035 Costa 
Mesa General Plan for submittal to the State Office of Land Use and Climate Innovation (LUCI) 
[formerly known as the Office of Planning and Research (OPR)], and State Department of Housing 
and Community Development (HCD).  
 
BACKGROUND: 
 
The Costa Mesa General Plan sets forth the vision, goals, objectives, and policies for the City. General 
Plan implementation ensures that development decisions and improvements to public and private 
infrastructure are consistent with the community’s goals and visions. State Land Use and Zoning Law, 
Government Code Section 65000, et. seq., requires jurisdictions to submit a General Plan Annual 
Progress Report to the State agencies identified above. The State uses the General Plan APR to identify 
statewide trends in land use decisions to assess how local planning and development activities align with 
statewide planning goals and policies. Specifically, the General Plan APR provides an overview of the 
actions taken by the City during the 2024 calendar year to implement the City’s General Plan programs 
and policies. All jurisdictions are required to provide the State with separate General Plan and Housing 
Element Annual Progress Reports. The 2024 6th Cycle Housing Element Annual Progress Report HCD 
was approved by City Council on March 18, 2025, and is available online at: 
https://www.costamesaca.gov/home/showdocument?id=59930. 
 
ANALYSIS: 
 
General Plan Annual Progress Report  
 
The General Plan Annual Progress Report (APR) highlights the City’s progress in implementing the goals 
and policies outlined in the General Plan. This annual assessment provides an opportunity to evaluate, 
adjust, and refine policies and implementation strategies to ensure continued alignment with the City’s 
long-term vision. It summarizes key actions taken during the 12-month reporting period and 
demonstrates how land use decisions and City initiatives support the General Plan’s adopted goals, 
policies, and implementation measures. 
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In the previous versions of the City’s General Plan Annual Progress Reports, all City programs and 
actions were noted for each General Plan policy. On January 30, 2025, LUCI published guidance on 
a format to streamline the process.  The focus of the APR is now on Major Planning/City Activities that 
implement the General Plan and a Summary of Housing Element Implementation.    
 
While the APR is not intended to be an exhaustive record of all City initiatives and the technical guidance 
released this year emphasizes a streamlined approach to the report, the 2024 APR showcases several 
significant accomplishments.  Highlighted accomplishments include the approval of land use projects 
consistent with General Plan policies, continued investment in public safety, emergency services, and 
community programs, and ongoing infrastructure improvements that promote active transportation and 
pedestrian mobility. The City has also reaffirmed its commitment to environmental stewardship and 
community well-being by prioritizing the preservation of open space and expanding access to high-quality 
recreational opportunities. Additionally, measurable progress has been made toward achieving the goals 
outlined in the Housing Element.  
 
Land use projects and City activities are tracked through City Council and Planning Commission 
agendas, and those directly related to the General Plan are included in the APR. The Planning Division 
collaborates with other City departments to compile the report, which includes links to relevant staff 
reports and a map of completed Active Transportation Improvement Projects. 
 
General Plan Consistency with the State’s General Plan Guidelines  
 
The City of Costa Mesa’s General Plan consists of seven elements that are required by State statutes 
and three optional elements. For the seven required elements, the City’s General Plan provides goals 
and policies that address these categories consistent with the State law. The seven required elements 
include:  

 Land Use 

 Circulation 

 Housing 

 Conservation  

 Open Space and Recreation  

 Noise 

 Safety  
 
The three optional elements address additional topics that are of particular local significance and 
include: 

 Growth Management 

 Community Design 

 Historic and Cultural Resources 
 
The General Plan goals and policies for these elements are consistent with state law and follow State 
General Plan Guidelines.   
 
In the future, to implement the 6th Cycle Housing Element and, specifically, to accommodate the City’s 
Regional Housing Needs Assessment allocation, the General Plan will be updated to ensure that the 
City’s General Plan will remain internally consistent and remain an effective guiding document for 
orderly growth. Additionally, the City is reviewing other General Plan Elements to integrate 
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environmental justice policies in accordance with the Planning for Healthy Communities Act (SB 1000). 
This law mandates the development of General Plan policies that address the needs of lower-income 
areas disproportionately affected by pollution and other environmental hazards that contribute to 
negative health outcomes. As part of this effort, the City will identify existing policies that support 
environmental justice.  
 
As shown through various City actions and approved projects that are summarized in the General Plan 
APR, the City’s General Plan remains an effective guide for orderly community growth and 
development, preservation and conservation of open space and natural resources, and efficient 
expenditure of public funds. Examples of the City’s actions for each General Plan Element are 
highlighted below.  
 

1. Land Use Element 

 

a. The City approved amendments to the Costa Mesa Municipal Code (CMMC) to update 

Cannabis Regulations (Ordinances No. 2024-03 and 2024-04) on May 7, 2024. This project 

implements the Land Use Element Goal LU-6: “Economically Viable and Productive Land 

Uses that Increase the City’s Tax Base.”   

 

b. The City approved amendments to the CMMC to streamline Outdoor Dining Areas 

development (Ordinance No. 2024-01) on January 16, 2024. This project supports the 

Land Use Element Goals LU-1: “A Balanced Community with a Mix of Land Uses to Meet 

Resident and Business Needs” and LU-6: “Economically Viable and Productive Land Uses 

that Increase the City’s Tax Base”.  It also implements the Community Design Element 

Goal CD-1: “Vehicular and Pedestrian Corridors.”   
 

c. The City continued its Business Improvement Area (BIA) Program to support the hotel and 

motel industry in promoting tourism. This program implements the Land Use Element Goal 

LU-6: “Economically Viable and Productive Land Uses that Increase the City’s Tax Base.”   

 

2. Circulation Element  

 

The following City activities achieve various goals of the Circulation Element, most notably Goal C-1: 

“Implement “Complete Streets” Policies on Roadways in Costa Mesa”, Goal C-3: “Enhance Regional 

Mobility and Coordination”, and Goal C-5: “Ensure Coordination between the Land Use and Circulation 

Systems”.   

 

a. The City approved the Pedestrian Master Plan (PMP) and an amendment to the General 

Plan Circulation Element (PGPA-23-0001) on May 7, 2024. This update aligns Circulation 

Element policies with the PMP, ensuring its goals are integrated into future public and 

private projects.  

 

b. The City completed several pedestrian and bikeway improvements as part of the Active 

Transportation Plan (ATP) implementation, including:  
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 Installation of Rectangular Rapid Flashing Beacons (RRFB) at Paularino and 

Coolidge intersection, Town Center, Avenue of the Arts, and Whitter and Parkhill 

intersection; 

 Completion of the Adams Avenue Class II-B Bike Lane enhancements from the 

City boundary to Royal Palms Drive; 

 Installation of Class III Bike Route on Fullerton Avenue between18th Street and 

East Bay Street; 

 Installation of Class III Bike Route on East Bay Street to West Bay Street from 

Fullerton Avenue to Thurin Street; 

 Installation of a Class II-B Bike Lane on Santa Ana Avenue between Ogle Street 

and 17th Street;   

 Installation of a Class II Bike Lane on Santa Ana Avenue between 21st Street and 

22nd Street; 

 Installation of High-Intensity Activated CrossWalk (HAWK) signals at Wilson Street 

and Fordham Drive, and at 18th Street and Lions Park;  

 Installation of a pedestrian signal at West 19th Street and Wallace Avenue; and, 

 Installation of K71 bike lane bollards on Placentia Avenue between Victoria Street 

and 18th Street, and on 19th Street between Wallace Avenue and Federal Avenue.  

 

3. Growth Management Element  

 

The City actively implements the Growth Management Element Goals by aligning land use and 
transportation policies with state, regional, and local growth management initiatives. To support 
informed decision-making, growth projections, and transportation modeling, the City provides data and 
reports to the Center for Demographic Research, Southern California Association of Governments, 
State Department of Finance, Orange County Transportation Authority, and Newport Mesa Unified 
School District upon request. 

 

4. Housing Element 

 

a. The City approved its Annual Action Plan Funding Priorities for Community Development 

Block Grant (CDBG) and Home Investment Partnerships Grant: $1.5 million used for 

various activities that assist low- and moderate-income Costa Mesa residents. This City 

action implements the Housing Element Goals Goal #1: “Preserve and enhance the City’s 

existing housing supply”, Goal #2: “Facilitate the creation and availability of housing for 

residents at all income levels and for those with special housing needs”, and Goal #4: 

“Provide housing opportunities to residents of all social and economic segments of the 

community without discrimination on the basis of race, color, religion, sexual orientation, 

disability/medical conditions, national origin or ancestry, marital status, age, household 

composition or size, source of income, or any other arbitrary factors.” 

 

b. The 2024 Housing Element APR is attached to the General Plan Annual Progress Report 

as Attachment 1. It provides a summary of the housing development activities that occurred 

in 2024, including how many building permits were issued that will count towards the City 

meeting its Regional Housing Needs Assessment (RHNA) goals.   
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In 2024, the City completed construction of 284 housing units including 209 multifamily 

units at the Lux Apartments on 2277 Harbor Blvd.  The City issued 123 residential building 

permits and entitled four housing projects adding a net total of ten units. Additionally, it 

received eight planning applications for projects with two or more units, totaling 272 net 

new units.  

 

From October 15, 2021 (start of the 6th Housing Element Cycle) to December 31, 2024, 

the City issued building permits for a total of 373 residential units, including 312 affordable 

units and 60 above moderate-income units (shown in Table 1 Below). The majority of the 

affordable units were accessory dwelling units (ADUs) with 58 ADUs in the very low-income 

category, 162 ADUs in the low-income category and 32 ADUs in the moderate-income 

category. Additionally, completion of Phase I of the Mesa Vista Homekey development 

(2274 Newport Boulevard) provided 40 extremely low-income units and one above 

moderate manager’s unit. With the exception of the Mesa Vista project, these permitted 

housing units are all within existing residential neighborhoods.  

 

Table 1: Total Building Permits Issued in 6th Housing Element Cycle 

Income 
Category 

RHNA 
Allocation 
(Housing 

Units) 

October 
2021-

December 
2022 

2023 2024 Total Progress in 
Housing Element 
Reporting Period 

(October 2021-
December 2029) 

Very Low 
Income 

2,919 units 27 47 24 98 

Low 
Income 

1,794 units 56 61 45 162 

Moderate 
Income 

2,088 units 19 13 20 52 

Above 
Moderate 
Income 

4,959 units 16 11 34 61 

Total: 11,760 units 118 132 123 373 

 
Throughout the 2021-2029 Housing Element planning period, the City continues to monitor 
and track the number of housing units in the “pipeline” (constituting projects within 
entitlement review, entitled, under construction and recently constructed). These units 
officially count towards the City’s RHNA obligation when a building permit is pulled. As of 
December 31, 2024, the City is processing ten housing development projects that includes 
two or more units that will provide a net increase of 1,368 units, if approved. Furthermore, 
as of February 28, 2025, there are an additional 1,238 entitled housing units expected to 
complete construction within the 6th Cycle Housing Element period. 

 
5. Conservation Element 

 

The following City activities help achieve the Conservation Element Goals CON-4: “Improved Air 

Quality” and Goal CON-3: “Improved Water Supply and Quality.”  
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a. The City accepted the CalRecycle Senate Bill (SB) 1383 Grant award that will fund 

activities to implement SB 1383. SB 1383 aims to reduce emissions of short-lived climate 

pollutants by 75% by 2025 and achieve 20% edible food recovery by 2025. The grant will 

be used to implement programs relating to outreach, collection, edible food recovery, 

enforcement and inspection, procurement, and recordkeeping.   

 

b. The City participated in the Clean Mobility Options (CMO) Pilot Program and the Orange 

County Transportation Authority (OCTA) Project Grant for Community-Based Transit. The 

CMO Voucher Pilot Program is a statewide initiative providing funding for zero-emission 

carsharing, carpooling, vanpooling, innovative transit, and on-demand ride services in 

underserved communities. With grant funds, the City launched Let’s Go Costa Mesa in 

November 2024.  

 
6. Noise Element 

 
The City continuously implements the Noise Element Goals by evaluating the existing and anticipated 
noise environment for all projects. Each project is assessed for compatibility with adopted noise and 
land use criteria, as well as interior and exterior noise standards, including Title 24 requirements for 
new residential developments. Staff identifies potential noise mitigation measures during project 
evaluations and follows appropriate environmental review processes when needed. For example, 
acoustical studies lead to the incorporation of sound attenuation measures in both interior and exterior 
spaces. Additionally, mixed-use developments must position noise sources away from residential 
areas. The City also monitors developments related to John Wayne Airport operations, such as the 
recent General Aviation Program, to prevent increased noise levels. The Community Improvement 
Division investigates and addresses all noise-related concerns submitted for review. 
 

7. Safety Element  

 

The following City activities help achieve the Safety Element Goal S-1: “Risk Management of Natural 

and Human-Caused Disasters” by supporting emergency services and programs to ensure that the 

City can respond and reduce threats to life and property.   

 
a. Fire Station No. 4 Training Tower and Site Improvement Project  

b. Conceptual Design of Fire Station No. 2 Reconstruction Project  

c. Animal Care Shelter Services – Priceless Pets Rescue  

d. 2023 Operation Stonegarden Funds to be used to Deter Narcotics Trafficking  

e. Extend Term of PSA with Falck Mobile Health Corporation for Ambulance Services  

f. Annual Fire Inspection pursuant to SB 1205: inspect public and private schools, hotels, 

motels, lodging housings, and apartment buildings  

g. Acceptance and Allocation of the 2024-2025 Office of Traffic Safety Grant for the Selective 

Traffic Enforcement Program  

h. Subrecipient Agreement for the 2023 Urban Area Security Initiative Grant  
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8. Community Design Element 

 
The City consistently implements the goals of the Community Design Element by ensuring that land 
use developments and capital improvement projects enhance the community’s visual character and 
overall quality of life. Land use projects are reviewed and designed to align with urban plans, General 
Plan policies, and zoning standards, while ensuring compatibility with surrounding neighborhoods. 
Residential developments are evaluated to meet the City’s Residential Design Guidelines, promoting 
design excellence in new housing projects. Where applicable, developments must also comply with 
the City’s landscaping standards to ensure aesthetic appeal and environmental sustainability. The 
Capital Improvement Projects outlined in the Circulation Element, along with the recent approval of the 
Pedestrian Master Plan, reflect the City’s ongoing commitment to improving its vehicular and 
pedestrian pathways. 

 

9. Open Space and Recreation Element  

 
The following City activities help achieve the Open Space and Recreational Element Goals OSR-1: 
“Balanced and Accessible System of Parks and Open Spaces”, R-2A: “Community Services Programs 
Meeting Community Needs”, and OSR -3: “Conserved Open Space”.  

 
a. The City approved the Shalamar Park design improvement and purchase of 778 Shalimar 

Drive to support the expansion.  

b. The City approved the Ketchum-Libolt Park design improvements.   

c. The City adopted plans to install new lighting facilities include Jack Hammett Sports 

Complex, TeWinkle Athletic Complex, Costa Mesa Tennis Center, and Bark Park.  

d. The City completed improvements to the sports complex included parking lot pavement 

improvements, concrete sidewalk, access ramps, installation of a new storage building, 

site grading, lighting, landscape improvements, and integrated art features.    

 

10. Historical and Cultural Resources Element 

 

The City approved the “Leroy Anderson House” located at 208 Magnolia Street to be added to the 

Local Historic Register on June 18, 2024. This project implements the Historical and Cultural 

Resources Element Goal HCR-1: “Historical, Archeological, and Paleontological Resources 

Preservation.” 

 
ALTERNATIVES: 
 
The APRs summarize the City's efforts undertaken in 2024 to implement the General Plan.  The APRs 

are required to be submitted annually to the State agencies and serves as an informational document. 

Therefore, there are no presented alternatives for City Council consideration.   

 

FISCAL REVIEW: 
 
There are no fiscal impacts to the City’s Budget for the approval of the recommended actions.  
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LEGAL REVIEW: 
 
The City Attorney’s Office has reviewed this Agenda Report and the attached 2024 General Plan APR 
and approves them both as to form.  
 
CITY COUNCIL GOALS AND PRIORITIES: 
 
This item supports the following City Council goals:  
 
1. Strengthen the Public's Safety and Improve the Quality of Life.  
2. Diversify, stabilize, and increase housing to reflect community needs.  
3. Advance environmental sustainability and climate resiliency. 
 
CONCLUSION: 
 
As required by the Government Code, the 2024 General Plan APR is required to be prepared and 
submitted to the State annually and provides a status on the City’s General Plan implementation.  
Following City Council approval, the 2024 General Plan APR will be submitted to the State Office of 
Land Use and Climate Innovation (LUCI) and State Department of Housing and Community 
Development (HCD). 
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BACKGROUND 
 
On June 29, 1953, the City of Costa Mesa was incorporated as a general law city led by a City 
Council-Manager form of government. The City of Costa Mesa originally consisted of an area of 
3.5 square miles and general population of 16,840. The City’s current estimated population is 
108,354 persons, and it consists of an overall land area of 16.8 square miles (US Census 2023). 
 
The City adopted its first General Plan in 1957 and its second General Plan in 1970. The General 
Plan was comprehensively amended in 1981 and again in 1992. On January 22, 2002, the City 
Council adopted the Costa Mesa 2000 General Plan. The 2000 General Plan recognized the 
community’s diverse evolution of residential neighborhoods, its regional commercial influence, and 
its recreational amenities.   
 
The City completed its most recent comprehensive General Plan update (2015-2035 General Plan) 
that was approved on June 21, 2016. Many of the policies were carried over from the 2000 General 
Plan and new policies were added in compliance with the latest State mandates and in accordance 
with the economic growth of the City. This report includes the 2024 annual review of the General 
Plan and Housing Element for Planning Commission and City Council review and approval as 
required by state law regarding the implementation of the programs and policies of the General 
Plan.  
 
Table 1 provides a summary of the General Plan Amendments that were approved since 2002. 
Four of the General Plan Amendments relates to housing development and two focused on active 
transportation and pedestrian mobility.   
 
Table 1: General Plan Amendments Since 2002 
Adoption 
Date 

General Plan 
Element 

Description  

6/5/2018 Circulation 
Element  

Revision to the Roadway Typical Cross Sections and Conceptual 
Bicycle Master Plan figures and updated policies to support and 
implement the City’s Active Transportation Plan.  

10/2/2018 Land Use 
Element  

Amended the General Plan land use designation of a 1.86-acre 
site located at 1957 Newport Blvd. and 390 Ford Rd. from 
General Commercial to High Density Residential, with a site-
specific density of 20.4 du/acre.   

11/13/2018 Land Use 
Element  

Review and revised the maximum density allowed in and 
locations of the Residential Incentive Overlays.   

6/15/2021 Land Use 
Element 

Amended the General Plan land use designation of the 15.23-
acre site located at 1683 Sunflower Avenue from Industrial Park 
to High Density Residential with a site-specific density of 80 
dwelling units per acre and maximum 1,057 units.  

11/15/2022 Housing 
Element  

6th Cycle Housing Element was adopted by City Council on 
November 15, 2022. The March 1, 2023, includes minor technical 
changes to comply with State Law. In May 2023, HCD has 
determined that the City Housing Element meets the statutory 
requirements of State Housing Law. The Housing Element 
provides an in-depth analysis of the City’s population, economic, 
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Table 1: General Plan Amendments Since 2002 
Adoption 
Date 

General Plan 
Element 

Description  

and housing stock characteristics as well as a comprehensive 
evaluation of programs and regulations related to housing. 
Through this evaluation and analysis, the City identifies priority 
goals, polices, and programs that directly address the housing 
needs of the City’s current and future residents.  

5/7/2024 Circulation 
Element 

Incorporates the City’s Pedestrian Master Plan by reference and 
revised and include new policies to ensure future projects will 
consider and include street design elements to enhance 
pedestrian mobility.  

 
ANALYSIS 
 
Government Code Section 65400  
 
State Government Code Section 65400 requires that an annual progress report (APR) be made 
to the City’s legislative body on the status of the General Plan and progress in its implementation, 
including progress toward meeting its Housing Element goals and its regional housing needs 
allocation. This 8th Edition of the Annual Progress Report includes the annual review for 2024. 
 
State Law requires the following: 
 Provide by April of each year an annual report to the City Council, the Office of Land Use 

and Climate Innovation (LCI), and the Department of Housing and Community 
Development that includes all of the following: 
 
(A) The status of the plan and progress in its implementation. 
 
(B) The progress in meeting its share of regional housing needs determined pursuant to 

Section 65584 and local efforts to remove governmental constraints to the maintenance, 
improvement, and development of housing.  The housing element portion of the annual 
report shall include a section that describes the actions taken by the City of Costa Mesa 
towards completion of the programs and status of the local government's compliance 
with the deadlines in its housing element.  

 
Annual Review and Housing Program Summary Report 
 
The format of this year’s APR follows the suggested format published by the State of California 
Governor’s Office of Land Use and Climate Innovation (LCI) published January 30, 2025, for the 
2024 reporting year. This report includes the following elements: 
 

A. Major Planning/City Activities That Implements the General Plan  
 
This section highlights major projects that implements the goals and policies of the General 
Plan Elements.       
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B. Summary of the Housing Element Implementation (Housing Program Status Report)  
 
This section provides the City’s progress in meeting its share of the regional housing needs 
assessment, pursuant to State Government Code Section 65584 and local efforts to remove 
governmental constraints to the maintenance, improvement, and development of housing. 

 
General Plan Consistency with the State OPR General Plan Guidelines  

 
The City of Costa Mesa’s General Plan consists of seven elements that are required by State 
statutes and three optional elements. The seven required elements include: Land Use, 
Circulation, Housing, Conservation, Open Space and Recreation, Noise, and Safety. The 
City’s General Plan provides goals and policies that address these categories consistent with 
the State law. The optional elements address additional topics that are of particular local 
significance and include: Growth Management, Community Design, and Historic and Cultural 
Resources. The General Plan goals and policies are consistent with state law and follow 
OPR Guidelines.   
 
As shown through various City’s actions and approved projects that are summarized in 
following sections of the General Plan APR, the City’s General Plan remains an effective 
guide for orderly community growth and development, preservation and conservation of open 
space and natural resources, and efficient expenditure of public funds.  Note that to 
implement the 6th Cycle Housing Element and, specifically, to accommodate the City’s 
RHNA allocation, future General Plan updates will be necessary to ensure that the City’s 
General Plan will remain internally consistent and remain an effective guiding document for 
orderly growth.  
 
In addition, the City is currently developing its Climate Action and Adaptation Plan (CAAP), 
which will assess the impacts of climate change on Costa Mesa and identify the most 
feasible, high-priority strategies for achieving the State’s goal of carbon neutrality by 2045. 
Implementation of the CAAP may require further updates to the General Plan. The City 
anticipates completing this project by July 2026.      
 
The General Plan’s Safety Element will be updated to incorporate references to the City’s 
Local Hazard Mitigation Plan and to comply with applicable State laws, including SB 1035 
(related to flood and hazard resilience) and AB 747/SB 99 (evacuation route planning). As 
part of this broader effort, City staff will evaluate other General Plan Elements to integrate 
environmental justice policies in accordance with the Planning for Healthy Communities Act 
(SB 1000). A key component of this work involves identifying existing General Plan policies 
that support environmental justice, as well as developing new policies where needed. In 
alignment with SB 1425, the City will also review and update the Open Space Element, the 
Open Space Master Plan, and its associated action program to ensure equitable access to 
open space for all residents. These updates will be coordinated with the City’s environmental 
justice policies to promote equity, inclusion, and long-term community resilience. These 
updates to the General Plan are expected to complete by end of 2026.     
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A. Major Planning/City Activities That Implement the General Plan  

 
1) Major Planning Activities and Land Use Development Projects 

 
This section highlights major planning activities and land use development projects that 
implement the General Plan.  Approval of these projects requires findings of consistency 
with the General Plan and the description will note the primary General Plan Element or 
Elements that it implements.   
 
a. Approved the Development Agreement, Rezone and Specific Plan for One Metro 

West (Ordinances No. 2024-05, 2024-06, and 2024-07) on June 18, 2024:   
 
Implements the Land Use and Housing Elements.    
o Land Use Element Goals:  

 LU-1: “A Balanced Community with a Mix of Land Uses to Meet Resident 
and Business Needs” 

 LU-5: “Adequate Community Services, Transportation System, and 
Infrastructure to Meet Growth” 
 

o Housing Element Goal:  
 Goal # 2: “Facilitate the creation and availability of housing for residents at 

all income levels and for those with special housing needs”   
 
One Metro West is a mixed-use development which includes 1,057 apartment units, 
6,000 square feet of ground floor retail space, a 25,000 square-foot office building, 
1.5-acres of publicly accessible open space, and various offsite improvements along 
Sunflower Avenue (e.g., new bicycle lanes and landscaped medians).  On June 18, 
2024, the City Council approved amendment to the Development Agreement to 
change the timing of payment of impact fees and community benefits funding, 
modified project effective date to clarify that the project is exempt from the 
requirements of a vote of the electorate and modified the timing of the artwork design 
for approval. The final reading to adopt the Development Agreement, Rezone, and 
Specific Plan were required to be effective. Once constructed, the project will increase 
the housing supply in the City of Costa Mesa, including 106 units that are affordable 
to lower-income households (i.e., 67 units reserved for very low-income households 
and 39 units reserved for low-income households). In addition to Development Impact 
Fees, the project will also provide funding towards public safety, roadway/trails 
improvement, and the City’s Economic Recovery and Community Enhancement 
Fund.  
 
City Council June 18, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6726112&GUID=DF62C4
8D-76FA-4F74-9E1C-24555D1934E0 
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b. Approved Amendment to the Costa Mesa Municipal Code (CMMC) to update 
Cannabis Regulations (Ordinances No. 2024-03 and 2024-04) on May 7, 2024:  
 
Implements the Land Use Element.   
o Land Use Element Goal: 

 Goal LU-6: “Economically Viable and Productive Land Uses that Increase 
the City’s Tax Base” 

The City reviewed and updated CMMC regulations for cannabis retail uses. The 
updated provisions are intended to address issues of potential overconcentration, 
land use compatibility, as well as improving economic and business conditions.  
   

City Council May 7, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6658310&GUID=197A983
E-9A68-417A-9FE6-AE8F8CA145CA  
 

c. Approved Amendment to the CMMC to Streamline Outdoor Dining Areas (Ordinance 
No. 2024-01) on January 16, 2024: 
 
Implements the Land Use and Community Design Elements:  
o Land Use Element Goals: 

 LU-1: “A Balanced Community with a Mix of Land Uses to Meet Resident 
and Business Needs” 

 LU-6: “Economically Viable and Productive Land Uses that Increase the 
City’s Tax Base.   
 

o Community Design Element Goal: 
 CD-1: “Vehicular and Pedestrian Corridors”  

The approved amendment to CMMC established a permitting process and 
development standards for outdoor dining areas located on private properties within 
private parking lots, courtyards, oversized walkways, interior landscaped areas, and 
setback areas. Among other provisions included in the Ordinance, the provisions 
provide for a streamlined permitting process, with parking regulation exemptions to 
incentivize outdoor dining in the City.  The CMMC Outdoor Dining provisions and 
implementation program encourages new opportunities and supports existing 
businesses; as well as provides design elements to promote pedestrian amenities.  
The program contributes to the City’s beatification by enhancing the visual 
environment of Costa Mesa’s vehicular and pedestrian paths and corridors.  

 
City Council January 16, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6478262&GUID=A10FEB
32-6266-471E-AFDF-D4EDFD3FCC0E  

 
d. Approved Inclusionary/Affordable Housing Ordinance on August 6, 2024:  
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Implements the Land Use and Housing Elements:  
o Land Use Element Goals:  

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

 
o Housing Element Goals:  

 Goal # 2: “Facilitate the creation and availability of housing for residents at 
all income levels and for those with special housing needs.” 
 

 Goal #4: “Provide housing opportunities to residents of all social and 
economic segments of the community without discrimination on the basis 
of race, color, religion, sex, sexual orientation, disability/medical conditions, 
national origin or ancestry, marital status, age, household composition or 
size, source of income, or any other arbitrary factors.” 

 
The approved amendment to the CMMC to establish the affordable housing 
requirements for certain new residential development projects and a fee resolution to 
establish the affordable housing in-lieu fee schedule. Adoption of an Affordable 
Housing Ordinance is a step towards addressing this issue coupled with the other 
Housing Element programs intended to remove or reduce existing barriers and 
constraints to market-rate housing developments. Furthermore, the Ordinance will 
help towards achieving the City’s RHNA for the very-low-, low-, and moderate-income 
categories.   
 
Following adoption of the Ordinance, the City has been developing a program to 
monitor, manage and enforce the adopted inclusionary ordinance. These tasks 
include but are not limited to assisting developers with the City’s new inclusionary 
housing program, the collection and management of in-lieu fees, preparation of 
requests for proposals for housing projects funded by in-lieu fees, agenda reports for 
allocation of in-lieu housing funds, creation of community development partnerships, 
preparation and monitoring of affordable housing agreements for inclusionary 
projects, annual rent certifications to ensure required units are rented to households 
at the appropriate income levels, and appropriate tracking and reporting of units to the 
State annually.  
 
This program fulfills the objective of Program 2A of the Housing Element and help 
achieve City Council’s goal to “diversify, stabilize, and increase housing to reflect 
community needs.   
 
City Council February 27, 2024 Study Session Staff Report:  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6554564&GUID=FD7A6E
2C-57D9-41B7-AAA6-60D06D0D5B66 
 
City Council April 2, 2024 Ordinance No. 2024-02 Staff Report:  
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https://costamesa.legistar.com/LegislationDetail.aspx?ID=6606550&GUID=99160B5
7-AADB-402D-9FD2-7A72792DF456  
 
City Council June 18, 2024 Fee Resolution and Ordinance No. 2024-02 Staff 
Reports:  
 
 https://costamesa.legistar.com/LegislationDetail.aspx?ID=6726107&GUID=E9E75

AF2-0FBD-43E4-A8A8-2F4FA2E63722 
 

 https://costamesa.legistar.com/LegislationDetail.aspx?ID=6726106&GUID=71871
66B-02AF-4690-8CEA-627EC9ACD7DE 

 
City Council August 6, 2024 Ordinance No. 2024-02 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6816039&GUID=25853D4
9-9834-48F6-AA12-8841A927FF9A&Options=&Search=  
 

e. General Plan Screening Requests:  
 
Implements Land Use Element Goal:  
o Goal LU-1: “A Balanced Community with a Mix of Land Uses to Meet Resident and 

Business Needs” 
 

Pursuant to City Council Policy 500-2, the following privately-initiated General Plan 
Amendments were presented to City Council for consideration. The policy requires 
that the City Council screen the request prior to its acceptance for formal entitlement 
processing. The applicants have received feedback from City Council and have 
submitted a housing development proposal for processing:  
 

1. 220 Victoria Place:  40-unit residential development on 1.77-acre site 
 
City Council August 6, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6816049&GUID=802
DDB31-6CD1-40E5-9CCE-E01BF2F8224A 
 

2. 3150 Bear Street: 146-unit residential development on 6.1- acre site 
 
City Council September 3, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6845949&GUID=403
DA47F-9344-43A8-9509-1941A24CED2E 

 
2) City Actions that Further the Goals of the General Plan  
 
This section highlights other City actions, other than land use development, that further 
the goals of one or more specific general plan element(s).   
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a. Land Use Element 

The following City activity implements the Land Use Element Goal LU-6: 
Economically Viable and Productive Land Uses that Increase the City’s Tax 
Base:  

 
1. Business Improvement Area (BIA) – reauthorize and levy annual 

assessment:  Assist hotel and motel industry in its promotion of tourisms 
within the City. 

 
The BIA assessment will be used to fund Travel Costa Mesa (TCM).  TCM will 
fund activities to promote tourism in Costa Mesa and sponsor related tourist 
events that benefit the hotel and motel businesses within the City.  
 
City Council June 4, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6712597&GUID=A62
CFDBD-686E-4199-AFF8-3BB777A82D48  

 
b. Circulation Element  

 
The following City activities achieve various goals of the Circulation Element:  
o Goal C-1: “Implement “Complete Streets” Policies on Roadways in Costa 

Mesa” 
o Goal C-3: “Enhance Regional Mobility and Coordination” 
o Goal C-5: “Ensure Coordination between the Land Use and Circulation 

Systems” 
  

1. Approved the Pedestrian Master Plan and an amendment to the 
General Plan Circulation Element on May 7, 2024: 

 
The approved General Plan Amendment (PGPA-23-0001) updated the 
Circulation Element policies to ensure that the Pedestrian Master Plan 
(PMP) goals and provisions are considered and implemented as private 
and public projects are approved by the City. The update will enhance 
the pedestrian environment for all pedestrian types, ages.  
Implementation of the PMP and updated Circulation Element policies 
will help the City achieve its vision for “a comprehensive and visible 
active transportation network and will promote safety, education, health, 
recreation, and access to important locations within the City while 
connecting to the larger regional network.”   

City Council May 7, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6658305&G
UID=27121A87-2A41-4746-AEAB-D917688B84C9  
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2. Updates to the City of Costa Mesa Municipal Code Title 4 Bicycles and 
10 Motor Vehicles and Traffic to be consistent with State provisions  
 

Following the State’s approval of Assembly Bill (AB) 1909 and AB 2147, 
several provisions in the CMMC became inconsistent with the California 
Vehicle Code (CVC). Due to technological advancements and cultural 
shifts, public compliance and City enforcement of certain local 
transportation rules—especially those related to bicycles and 
pedestrians—have declined. In response, the City Attorney’s Office, 
Police Department, and Public Works reviewed and recommended 
updates to Title 4 and Title 10 of the CMMC to align with state law, 
current technology, and community needs. These revisions also 
address the rise of e-bikes and aim to improve safety on roadways and 
sidewalks. 
 
On March 6, 2024, Public Works and Police Department staff presented 
proposed updates to Titles 4 Bicycles and 10 Motor Vehicles and Traffic 
of the CMMC to the Active Transportation Committee. After receiving 
feedback, revisions were made and presented again on April 17, 2024, 
with final updates recommended by the Committee on May 1, 2024. Key 
changes included updated definitions for bicycles and bikeways to align 
with state law, new safety rules for bicyclists on sidewalks and roads, 
and clearer parking guidelines. Updates were also made to reflect recent 
state legislation on bike passing, pedestrian crosswalk use, and 
crosswalk visibility.   
 
On June 18, 2024, City Council requested additionally updates to 
address outdated terms like “accident” were replaced with “collision,” 
gendered language was made gender-neutral, and the term “nuisance” 
was reviewed for consistency. Other updates focused on legal language 
adjustments, and recommendations for public education and 
enforcement related to bike and pedestrian safety. Updates to CMMC 
Title 4 and 10 was approved by City Council on July 16, 2024.  
 
City Council June 18, 2024 Staff Report:  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6726104&G
UID=CDF5E86D-9467-41AF-A404-E28B11294D4F 
 
City Council July 16, 2024 Staff Report:  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6781284&G
UID=2EC21324-3DA5-432A-9152-69CCA5030DD8  
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3. Active Transportation Plan Implementation – Pedestrian and Bikeway 
Improvements 
 
In 2024, the City completed Active Transportation improvements 
located throughout the City as shown on the Figure 1. The projects 
include:  
 
 Installation of Rectangular Rapid Flashing Beacons (RRFB) at 

Paularino and Coolidge intersection, Town Center, Avenue of the 
Arts, and Whitter and Parkhill intersection;  

 Completion of the Adams Avenue Class II-B Bike Lane 
enhancements between the City boundary to Royal Palms Drive; 

 Installation of Class III Bike Route on Fullerton Avenue 
between18th Street to East Bay Street; 

 Installation of Class III Bike Route on East Bay Street to West 
Bay Street from Fullerton Avenue to Thurin Street, 

 Installation of a Class II-B Bike Lane on Santa Ana Avenue 
between Ogle Street to 17th Street,   

 Installation of a Class II Bike Lane on Santa Ana Avenue 
between 21st Street to 22nd Street,  

 Installation of High-Intensity Activated CrossWalk (HAWK) 
signals at Wilson Street and Fordham Drive, and at 18th Street 
and Lions Park;  

 Installation of a pedestrian signal at West 19th Street and 
Wallace Avenue; and, 

 Installation of K71 bike lane bollards on Placentia Avenue 
between Victoria Street and 18th Street, on 19th Street between 
Wallace Avenue and Federal Avenue.  
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Figure 1: 2024 Active Transportation Improvements  

 
 

i. Adams and Pinecreek Drive Intersection Project:  
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The project provides multi-modal intersection improvements at the 
intersection of Adams Avenue and Pinecreek Drive that encourage 
bicycling and improve mobility per the City’s approved Active 
Transportation Plan (ATP).   The improvements at the intersection will 
include the removal of existing right turn slip lanes, slurry seal 
improvements, new bicycle facilities, bicycle and pedestrian ramps, 
green bike boxes, new signalized crosswalk, new pavement striping 
and markings consisting of green thermoplastic conflict zones, and 
high visibility crosswalks. The project will relocate the existing bus stop 
to the far side of the intersection and install new street lighting along 
the south side of Adams Avenue within the project’s limits. In addition, 
the project includes extensive traffic signal modifications that include 
new signal poles, relocation of the signal cabinet outside of the 
sidewalk, Accessible Pedestrian Signals (APS), yellow retroreflective 
border backplates, Leading Pedestrian Intervals (LPIs), and video 
detection capable of detecting motorists and bicyclists. 
 
City Council February 20, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6504108&
GUID=C4B4EEA3-8A11-49FC-9D84-B5CA6DE2203C 
 

ii. Acceptance of Placentia Avenue, West 19th Street and East 17th 
Street Pavement Rehabilitation, Bicycle Facility, and Striping 
Improvement Project  

 
The project consisted of street rehabilitation, slurry seal, active 
transportation improvements, bicycle facility markings, and bike lane 
enhancements including the installation of K71 bollards, and parkway 
and median improvements.  As part of this project, the newly installed 
bicycle lanes are consistent with the City’s Active Transportation Plan 
(ATP).  
 
City Council September 17, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6862418&
GUID=328E7157-D2B3-4001-972B-24E8AF8FAB6D 
 

iii. Citywide Traffic Signal and HAWK Signal Installation Project – 
accept traffic signal improvements projects  

 
The project included the construction and installation of a traffic signal 
at the intersection of West 19th Street and Wallace Avenue, and the 
installation of two (2) High-intensity Activated cross-WalK (HAWK) 
signals at West 18th Street next to Lions Park and at West Wilson 
Street next to Wilson Park. The project also included the installation of 
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a raised pedestrian crosswalk and a Rectangular Rapid-Flashing 
Beacon (RRFB) near the intersection of Meyer Place and Bay Street. 
 
City Council March 7, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6658304&
GUID=AB22B10D-AB3F-49D4-9178-9C73D16BF1CB  
 

 
4. Preserve the character of residential neighborhoods:  

 
i. Implementation of a Residential Permit Parking Program 
 
The City adopt Resolution No. 2024-24, approving the implementation 
of a Resident Permit Parking (RPP) only restriction on Joann Street 
between Placentia Avenue and Federal Avenue and on Federal 
Avenue between Joann Street and Darrell Street, and authorizing the 
Transportation Services Manager to extend the restriction within a 
1,000-foot radius as needed, based on a qualifying petition from 
affected residents and Council-adopted guidelines.   
 
City Council February 20, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6517260&
GUID=67C0E258-0C1F-4CF2-9842-FE7AE1728A26 

 
5. Roadway Maintenance and Improvement Projects  

 
i. SB 1: Road Repair and Accountability Act – Project list for 2024-

2025 
 
The City approved the Harbor Boulevard, West 17th Street, and Gisler 
Avenue roadway rehabilitation projects for funding with Road 
Maintenance and Rehabilitation Account (RMRA) revenues for Fiscal 
Year 2024-25. Public Works Department will also explore opportunities 
to incorporate bicycle and pedestrian improvements along these 
corridors.  
 
City Council June 4, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6712585&
GUID=20436AD5-41F4-4413-996B-073D85D75616 

 
ii. Renewed Measure M2 Eligibility - Updated Citywide Pavement 

Management Plan, Eligible CIP projects includes Roadway 
Improvement, Active Transportation, Bikeway improvements.   
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Every year, the City renews its Measure M2 eligibility by submitting the 
required documents to Orange County Transportation Authority 
(OCTA).  All Orange County cities are eligible for Fair Share funding, 
based on population, number of existing Master Plan of Arterial 
Highways centerline miles, and taxable sales. For FY 2024-25, Costa 
Mesa is estimated to receive approximately $3.6 million in Fair Share 
funds once OCTA eligibility requirements are met. 
 
City Council June 4, 2024 Staff Report:  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6712588&
GUID=E6DEC895-8D7A-4CF8-BC43-2E82CCD74824 
 
Measure M2 Expenditure Report, City Council November 19, 2024 
Agenda Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7025730&
GUID=CCADB6FB-073D-4E69-8C90-55535D7704C6 
 

iii. Submittal of a Grant Application for the Regional Traffic Signal 
Synchronization Program (Program P) Funding 

 
The City submitted a grant application for the Regional Traffic Signal 
Synchronization Program (Project P) under the Orange County 
Transportation Authority’s (OCTA’s) Comprehensive Transportation 
Funding Program (CTFP) for Fiscal Years 2025-2026 to 2027-2028. 
The RTSSP funds up to 80 percent of project costs with the remaining 
20% covered by the City’s matching funds.  The City of Costa Mesa, 
partnering with the Cities of Santa Ana and Newport Beach, submitted 
a joint Project “P” grant application for the Bristol Street Corridor 
project to OCTA by the application deadline of October 24, 2024. The 
City of Santa Ana assumed the role of “Lead Agency” for the submittal 
of the application. 
 
City Council November 19, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7025731&
GUID=3B9B0B1E-6409-4431-9FA5-9435A69642C4  

  
iv. Profession Service Agreement with Kimely-Horn and Associates 

for professional engineering design services for the Signal 
Modernization for Systemic Safety Improvement Project 

 
In 2022, the City of Costa Mesa completed a Local Road Safety Plan 
(LRSP), which identified a framework to identify, analyze and develop 
traffic safety enhancements on the City’s roadway network. The LRSP 
identified systemic traffic signal-related infrastructure improvements 

133



Annual Review for 2024 of Costa Mesa General Plan and Housing Element (8th Edition)                                    Page 16 
 

 

 
[Updated: March 31, 2025] 

that can be implemented throughout the City to enhance safety for all 
modes of travel.  
 
In 2023, the City was awarded federal grant funds to design and 
implement systemic safety improvements to 129 of the City’s 131 
signalized intersections. The Signal Modernization for Systemic Safety 
Improvements project (Project) will design and implement proven 
safety countermeasures for all users including implementing Leading 
Pedestrian Intervals (LPI) for up to 49 intersections, installing 
countdown pedestrian signal heads at 43 intersections, installing new 
yellow retroreflective border signal backplates at 129 signalized 
intersections to enhance signal visibility and compliance, upgrading all 
remaining 8” signal heads in the City to standard 12” signal heads, 
installing battery backup systems at major intersections to keep 
signals and pedestrian crossings active during unexpected power 
outages, and installing emergency vehicle preemption devices at the 
remaining 30 intersections to complete the preemption network for the 
City’s emergency services.  In 2024, the City retained Kimely-Horn and 
Associates to complete this project.  
 
City Council November 19, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7025732&
GUID=B8234E90-7350-4A9F-BDC8-557AF81C0415 
 

v. Development Impact Fees (DIF) Annual Report and Traffic Impact 
Fee Analysis for Fiscal Year Ending June 30, 2024 

The Mitigation Fee Act requires that City Council approve an annual 
report that provides information about the DIFs. These fees are 
required to be deposited into their own separate accounts or funds. 
The law also requires that certain findings be made in association with 
accumulated DIFs. The City adopted a resolution to continue the 
citywide traffic impact fee for new development that incorporates 
recommendations from the Traffic Impact Fee Ad Hoc Committee and 
staff, which include:  

o Adopt a traffic impact fee of $228 per Average Daily Trip 
(ADT) based on the Capital Improvement Projects in 
Attachment 4 and Active Transportation projects in the 
adopted Active Transportation Plan (ATP).  
 

o Approve allocation of up to ten percent (10%) of traffic impact 
fees towards traffic signal synchronization projects. 

 
o Approve a five percent (5%) reduction in automobile trips as 

a result of ATP implementation and an additional five percent 
(5%) reduction in automobile trips for developments 
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proposing to implement active transportation improvements 
beyond typical development requirements.   

 
o Approve the annual accounting of the Citywide Traffic Impact 

Fee Program. 
 
City Council November 19, 2024 Staff Report:  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7025728&
GUID=DFC74E4A-AFE5-428F-8A2E-D6B136B97AA7 

 
c. Conservation Element  

 
The following activities help achieve the Conservation Element Goals:  
o Goal CON-4: Improved Air Quality  
o Goal CON-3: Improved Water Supply and Quality  

 
1. Acceptance of CalRecycle SB 1383 Grant Award:  

 
SB 1383 aims to reduce emissions of short-lived climate pollutants by 
75% by 2025 and achieve 20% edible food recovery by 2025. The grant 
will be used to implement programs relating to outreach, collection, 
edible food recover, enforcement and inspection, procurement, and 
recordkeeping.   
 
City Council November 19, 2024 Staff Report:  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7025736&G
UID=892FA3D3-8B3C-4ECD-B8AC-C017CDE0238E 

 
2. Participation in Clean Mobility Options (CMO) Pilot Program and OCTA 

Project Grant for Community Based Transit  
 

The CMO Voucher Pilot Program is a statewide initiative that provides 
voucher-based funding for zero-emission carsharing, carpooling/ 
vanpooling, innovative transit services, and on-demand ride services in 
California’s historically underserved communities. The CMO program 
goals are as follows: 

 
 Increase clean mobility options for low-income and disadvantaged 

communities.  
 Provide community-driven mobility solutions throughout the State. 
 Improve access to clean mobility options that are safe, reliable, 

convenient, and affordable.  
 Reduce greenhouse gas emissions and criteria pollutants. 
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City Council January 16, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6478269&G
UID=4692DC91-C6FD-4B10-96A3-54B6756FCFF4  

The City used the grants funds to launch Let’s Go Costa Mesa in 
November 2024.  This program is a new on-demand rideshare service 
in partnership with Circuit to offer free, clean energy transportation to 
residents with limited or no access to a personal automobile, though all 
members of the community are welcome to use the service. The Let’s 
Go Costa Mesa service area consists of Westside Costa Mesa and 
College Park south of Joann Street and the area surrounding the East 
17th Street shopping district bounded by East 18th Street on the north 
and East 16th Street on the south.                                                 

3. Acceptance of the Phase I Storm Drain Master Drainage Plan Update 
 

The first part of the Storm Drain Master Plan (SDMP) update began with 
collecting new storm drain system maps and data throughout the City 
and then using that information to update the City's existing storm drain 
Geographic Information System (GIS). The City’s consultant team, Q3 
Consulting, updated the GIS to include drainage projects built since the 
2006 SDMPD.  
 
Using this updated data, a new hydraulic model was developed to 
assess the existing storm drain system. The model identified and ranked 
drainage “hotspots” based on ponding depth during a 25-year design 
storm, prioritizing major roads and areas critical to emergency services. 
The Existing Conditions Assessment Report (ECAR) analyzed these 
findings and ranked stormwater drainage issues citywide. 
 
Following ECAR approval, the next step was developing Proposed 
Drainage and Water Quality Improvements, including Storm Water 
Alternatives Improvement Maps (SWAIM). These maps outline 
upgrades such as pipe rehabilitation, storm drain replacements, water 
quality enhancements, and Best Management Practices (BMPs) like 
infiltration galleries, diversion systems, and bio-filtration. These 
improvements will form the basis of the City's 20-year Stormwater 
Capital Improvement Program (CIP) and guide future drainage fee 
proposals in the SDMP update. 
 

City Council October 15, 2024 Staff Report:  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6891887&G
UID=6A645CEA-526C-4699-A1CF-B85D31C7CD2D 

 
d. Safety Element  
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The following activities help achieve the Safety Element Goal S-1: Risk 
Management of Natural and Human-Caused Disasters: 
  
These activities support emergency services and programs to ensure that the 
City can respond and reduce threats to life and property.   

 
1. Fire Station No. 4 Training Tower and Site Improvement Project:  

 
City Council April 2, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6606549&G
UID=4ECBEF30-C6CC-4AF9-A170-ECA55B7EFADE 
 

2. Conceptual Design of Fire Station No. 2 Reconstruction Project:  
City Council October 15, 2024 Staff Report  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6891889&G
UID=F43B59B9-6CD1-4256-81CD-A0F1C7E2FA7F 

 
3. Animal Care Shelter Services – Priceless Pets Rescue  

 
City Council April 16, 2024 Staff Report:  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6634612&G
UID=E5D48B91-0A6E-4C09-9516-CFFBC4063391 

 
4. 2023 Operation Stonegarden Funds to be used to Deter Narcotics 

Trafficking 
 
City Council May 21, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6698865&G
UID=2E36EAFA-5BE8-4662-82D6-834B18BDCAAE 

 
5. Extend Term of PSA with Falck Mobile Health Corporation for 

Ambulance Services  
 
City Council June 4, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6712583&G
UID=A7787AFB-B083-4C77-9492-0ED63FEDFFB2 

 
6. Annual Fire Inspection pursuant to SB 1205: inspect public and private 

schools, hotels, motels, lodging housings, and apartment buildings 
 
City Council June 4, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6712582&G
UID=3CF2FC3F-E30C-494B-8D35-545A293B2F73 
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7. Acceptance and Allocation of the 2024-2025 Office of Traffic Safety 
Grant for the Selective Traffic Enforcement Program  
 
City Council October 1, 2024 Staff Report:  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6876628&G
UID=55FA1862-AE07-4953-83FF-B2489584A942 
 

8. Subrecipient Agreement for the 2023 Urban Area Security Initiative 
Grant  
 
City Council October 1, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6876629&G
UID=1CA13706-2C72-4BF1-91B6-A733D90D892D 

 
           

e. Open Space and Recreation Element  
 

The following activities help achieve the Open Space and Recreational Element 
Goals:  
o Goal OSR-1: Balanced and Accessible System of Parks and Open Spaces 
o Goal OSR-2A: Community Services Programs Meeting Community Needs 
o Goal OSR -3: Conserved Open Space   

 
1. Expansion of Shalamar Park 

 
The City approved the professional service agreement with Community 
Works Design Group to design improvements and expansion of 
Shalamar Park.  
 
City Council January 16, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6478259&G
UID=D31A5768-78BB-4750-A2BF-42DD898D895C 

 
i. Approve Proposed Design Improvements for Shalimar Park 

 
City Council August 6, 2024 Staff Report:  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6816040
&GUID=BDE3B86B-99A0-4201-9398-04FD85E54CEB 

 
ii. Approve purchase of 778 Shalimar Drive for park expansion 

 
City Council November 19, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7025742
&GUID=9C6A8BC6-1144-43F6-B714-ECE0671BA766 

138



Annual Review for 2024 of Costa Mesa General Plan and Housing Element (8th Edition)                                    Page 21 
 

 

 
[Updated: March 31, 2025] 

 
2. Expansion of Ketchum-Libolt Park 

 
The City approved the professional service agreement with Architerra 
Design Group, Inc. to design improvements and expansion of 
Ketchum-Libolt Park.   
 
City Council January 16, 2024 Staff Report:  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6478260&G
UID=C6009A04-F8A1-48C7-9E28-38FD8EF2B338  

 
i. Approve Proposed Design Improvements for Ketchum-Libolt Park 

 
City Council July 16, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6781286
&GUID=1D3467FE-8D85-4BC5-81F4-91F916CA3B64 

 
3. Light Installation and Athletic Facility Project 

 
City adopted plans to install new lighting facilities include Jack Hammett 
Sports Complex, TeWinkle Athletic Complex, Costa Mesa Tennis 
Center, and Bark Park.  
 
City Council January 16, 2024 Staff Report  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6478263&G
UID=4575CBA7-79CE-44D1-87C4-D235007171A6 

 
4. Completion of Improvements to the Jack Hammet Sports Complex  

 
The improvements to the sport complex included parking lot pavement 
improvements, concrete sidewalk, access ramps, installation of a new 
storage building, site grading, lighting, landscape improvements, and 
integrated art features.    
 
City Council January 16, 2024 Staff Report  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6478264&G
UID=E0A415A6-6E64-43B2-93C2-F544099B7DA4 

 
5. Vernal Pool Restoration Project at Fairview Park 

 
The City approved amendment No. 2 to the Professional Service 
Agreement with Glenn Lukos Assocaites vernal pools restoration project 
and biological monitoring services for the Vernal Pools 5, 6, and 7 
Restoration Project at Fairview Park. The scope of the vernal pools 
restoration project includes: 
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 Removal of non-native plants and turf 
 Planting and reestablishment of vernal pool plants 
 Planting and establishment of a coastal sage scrub (CSS) buffer 

around the vernal pool watershed area 
 Installation of a temporary irrigation system to supply water to the 

installed container plants during establishment 
 Repair and restoration of elevation and contours of vernal pools 5 

and 6 
 Inoculation of fairy shrimp cysts  
 Delineation fencing and educational signage around the vernal pool 

5, 6, and 7 watershed and buffer 
 

The work under Amendment No. 2 is expected to be performed from 
spring 2024 through spring 2025, completing the 2nd year of the five-
year establishment period for the restoration.  

 
City Council May 7, 2024 Staff Report  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6658302&G
UID=7C1F1807-31F0-4124-A5FB-CF1585C7C1FC 

    
6. Continue Professional Service Agreement with Cabco Yellow, Inc. for 

Senior Transportation Programs  
 

The Costa Mesa Senior Center offers a Senior Transportation Program 
(STP) for Costa Mesa residents ages 60 and older. The STP includes 
two components - the Senior Mobility Program (SMP) and the Medical 
Transportation Program (MTP). The Senior Mobility Program (SMP) 
provides transportation to and from the Senior Center as well as for 
personal shopping trips and social trips within the boundaries of Costa 
Mesa’s city limits.   
 
The Medical Transportation Program (MTP) program provides senior 
citizens with transportation to and from their home/residence to various 
medical facilities in Costa Mesa, as well as medical appointments in 
Newport Beach, Fountain Valley, Santa Ana, Huntington Beach, Tustin, 
Irvine, Westminster, Garden Grove, Orange, La Habra, Anaheim, and 
the Long Beach VA Hospital.  
 
In 2020, the City entered into an emergency one-year PSA with 
California Yellow Cab. On May 18, 2021, City Council approved a five-
year PSA for California Yellow Cab to provide services for the SMP and 
MTP. California Yellow Cab provides taxis for individuals in need of 
transportation and can be scheduled 48 hours in advance. California 
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Yellow Cab charges $12.50 per ride anywhere in Costa Mesa and 
charges an additional $2.50 per mile beyond Costa Mesa for 
appointments. Currently, the city subsidizes 100% of the cost of every 
ride to allow free transportation to program users, allows both one-way 
and round-trip rides, and has no limit on the number of rides a program 
user may book per month. The PSA with California Yellow Cab also 
provides services to Network for Homeless Solutions (NHS) clientele, 
but this service is in addition to the SMP or MTP.  
 
City Council March 19, 2024 Staff Report  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6576103&G
UID=F1165E56-CEBD-49E1-96DB-ED1E9D47C2F2  
 

f. Housing Element 
 
The following activities implements the Housing Element Goals:  
o Goal #1: Preserve and enhance the City’s existing housing supply.  
o Goal #2: Facilitate the creation and availability of housing for residents at all 

income levels and for those with special housing needs. 
o Goal #4: Provide housing opportunities to residents of all social and economic 

segments of the community without discrimination on the basis of race, color, 
religion, sexual orientation, disability/medical conditions, national origin or 
ancestry, marital status, age, household composition or size, source of 
income, or any other arbitrary factors.  

 
1. Annual Action Plan Funding Priorities for Community Development 

Block Grant (CDBG) and Home Investment Partnerships Grant: $1.5 
million used for various activities that assist low- and moderate-income 
Costa Mesa residents. 

 
Funding from these grant resources will be used for the following City 
activities:  

i. Capital Improvement: roof replacement at Senior Center 
ii. Public Safety: Fund a portion of City’s Community Outreach 

Worker and public services grant for community-based non-
profit organizations 

iii. Housing Rehabilitation Program Administration – Fund staff 
and other direct costs associated with administering the City’s 
HOME-funded housing rehabilitation program. 

iv. Community Improvement/Code Enforcement – support work of 
two full-time and one- part time City Community Improvement 
Officers – activity will be limited to eligible low- and moderate- 
income Census Track Block Groups.   

v. Administration – CDBG Program Administration and Fair 
Housing Foundation  

141



Annual Review for 2024 of Costa Mesa General Plan and Housing Element (8th Edition)                                    Page 24 
 

 

 
[Updated: March 31, 2025] 

 
City Council May 21, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6698866&G
UID=847162F5-BE8E-447F-B378-6B281F11769E 
 

2. Bridge Shelter Services: Amendment to the Professional Service 
Agreements with Mercy House and Bracken’s Kitchen  
 

In April 2021, the City of Costa Mesa (City) completed construction of its 
permanent Bridge Shelter (Shelter) at 3175 Airway Avenue, offering 72 
beds. In July 2023, the City Council approved an expansion, adding 16 
beds and increasing the Shelter’s total capacity to 85 guests. Each year, 
the Shelter provides interim housing and comprehensive support 
services to approximately 220 individuals. Since opening, it has 
successfully helped over 170 people transition into permanent housing. 
Mercy House will continue overseeing shelter operations, including 
janitorial services, logistics, transportation, volunteer coordination, and 
security. Bracken’s Kitchen will remain the Shelter Kitchen Operator, 
ensuring high-quality meals and staffing the kitchen. 
 
City Council September 17, 2024 Staff Report: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6862419&G
UID=215C8F49-9E96-434B-9256-C3B113A6C580 

 
g. Historical and Cultural Resources Element 

 
Approved the “Leroy Anderson House” located at 208 Magnolia Street Local 
Historic Register on June 18, 2024 

 
Implements the Historical and Cultural Resources Element:  
o Historical and Cultural Resources Element Goal 

 Goal HCR-1: “Historical, Archeological, and Paleontological Resources 
Preservation” 

 
The home located at 208 Magnolia Street has special historical, architectural and 
community value in that the structure reflects the transitional period of early Costa 
Mesa residential development during which the former farming community of 
Harper evolved from an agricultural area to the more densely developed town and 
is one of the earliest residences constructed in the Newport Heights Tract during 
that period. Additionally, the subject residence has community value in that the 
house was the long-term residence of Leroy P. Anderson, a prominent local 
attorney who was instrumental in the early development of Costa Mesa. Further, 
preservation of this historical residence is consistent with the City’s Historic 
Preservation Ordinance “Purpose” in that designating the property on the City’s 
Historic Registry will: (1) further safeguard the City’s heritage as embodied and 
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reflected in the subject property, (2) encourage public knowledge, understanding, 
and appreciation of the City’s past by fostering civic and neighborhood pride and 
a sense of identity based on the recognition of a cultural resource, (3) preserve a 
diverse and harmonious architectural style that reflects the City’s history, and (4) 
enhance property values and increase economic and financial benefits to the City 
by protecting a local neighborhood historical resource asset. 
 
City Council June 18, 2024 Staff Report:  
https://costamesa.legistar.com/LegislationDetail.aspx?ID=6726111&GUID=A1BB
898D-C5C6-4234-A680-E636BA5C51D5  
 

h. Noise Element 

 
The City continuously implements the Noise Element Goals by evaluating both 
existing and anticipated noise conditions for all projects. Each project is assessed 
for compatibility with adopted noise and land use criteria, as well as applicable 
interior and exterior noise standards, including Title 24 requirements for new 
residential developments. Staff identifies noise mitigation opportunities during 
project evaluations and applies appropriate environmental review processes as 
needed. For instance, when an acoustical study is required, specific sound 
attenuation measures are incorporated into both interior and exterior spaces. 
Additionally, mixed-use developments must strategically position noise sources 
away from residential areas. 
 
The City also monitors developments related to John Wayne Airport operations, 
such as the recent General Aviation Program, to prevent increased noise levels. 
Meanwhile, the Community Improvement Division actively investigates and 
addresses all noise-related concerns submitted for review. 
 

i. Growth Management Element  
 
The City actively implements the Growth Management Element Goals by aligning 
land use and transportation planning policies with state, regional, and local growth 
management efforts. To support informed decision-making, growth projections, 
and transportation modeling, the City provides data and reports upon request to 
the Center for Demographic Research, the Southern California Association of 
Governments, the State Department of Finance, Orange County Transit Authority, 
and the Newport Mesa Unified School District.   

 
j. Community Design Element 

 
The City continuously implements the goals of the Community Design Element by 
ensuring that land use developments and capital improvement projects enhance 
the community’s visual character and overall quality of life.   
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Land use development projects are reviewed and designed to align with urban 
plans, General Plan policies, and zoning development standards while ensuring 
compatibility with surrounding neighborhoods. Residential developments are also 
evaluated to meet the City’s Residential Design Guidelines, which promote design 
excellence in new housing projects. When applicable, developments must also 
adhere to the City’s comprehensive landscaping standards outlined in the 
municipal code to ensure aesthetic appeal and environmental sustainability.  The 
Capital Improvement Projects outlined in the Circulation Element, along with the 
recent approval of the Pedestrian Master Plan, highlight the City’s commitment to 
enhancing its vehicular and pedestrian pathways and corridors.  
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B. Summary of the Housing Element Implementation (Housing Program Status Report)  
 

Below is a summary of the 2024 Housing Element APR. 
 

1) The City’s progress in meeting its share of the Regional Housing Needs 
Assessment (RHNA) allocation: 
 

The 6th Cycle Housing Element planning period is between October 15, 2021 through 
October 15, 2029. The City’s 6th Cycle RHNA allocation is 11,760 total units including 
6,801 lower income units (2,919 very-low, 1,794 low and 2,088 moderate-income units) 
and 4,959 above moderate-income units. 

 
a. Building Permits Issued during the 6th Cycle Housing Element (thus far) 

and Building Permits Issued during 2024 
 

From October 15, 2021 (start of the 6th Housing Element Cycle) to December 31, 
2024, the City issued building permits for a total of 373 residential units, including 
312 affordable units and 60 above moderate-income units (shown in Table 1 Below 
and Housing Element APR Attachment 1 - Table B). The majority of the affordable 
units were accessory dwelling units (ADUs) with 58 ADUs in the very low-income 
category, 162 ADUs in the low-income category and 32 ADUs in the moderate-
income category. Additionally, completion of Phase I of the Mesa Vista Homekey 
development (2274 Neport Boulevard) provided 40 extremely low-income units 
and one above moderate manager’s unit. With the exception of the Mesa Vista 
project, these permitted housing units are all within existing residential 
neighborhoods. 
 
Table 1: Total Building Permits Issued in 6th Housing Element Cycle 
Income 

Category 
RHNA 

Allocation 
(Housing 

Units) 

October 
2021-

December 
2022 

2023 2024 Total Progress 
in Housing 

Element 
Reporting 

Period 
(October 2021-

December 
2029) 

Very Low 
Income 

2,919 units 27 47 24 98 

Low 
Income 

1,794 units 56 61 45 162 

Moderate 
Income 

2,088 units 19 13 20 52 

Above 
Moderate 
Income 

4,959 units 16 11 34 61 

Total: 11,760 units 118 132 123 373 
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Costa Mesa Housing Construction Calendar Years 2024 
  

During the calendar year 2024, a total of 284 housing units were constructed in 
the City. Because some new projects required demolition of existing housing 
units, the net increase of housing units for 2024 was 273 units. Of the 284 units 
constructed, nine were single-family residences, 66 were ADUs, and 209 were 
multifamily housing units associated with the Lux Apartments (2277 Harbor 
Boulevard) which were completed this year. Of the 284 units constructed in 2024, 
75 were in the affordable category.  

 
b. Housing Development Projects  

The City also approved four housing development projects that required 
discretionary review that will provide a net increase of ten housing units (including 
five ADUs). Additionally, the City approved three housing development projects 
pursuant to Senate Bill (SB) 9 that will permit five units; requires demolition of 2 
units and provide a net increase of three housing units once constructed. Table 2 
provides a list of housing development projects that were approved in 2024.  

 

Table 2: 2024 Approved Housing Development Projects (Discretionary 
Approval) 

Housing 
Development 
Projects 

Propos
ed 
Units 

Existing/Demolition Net Total 

Two-unit small lot 
subdivision at 
1022 West Wilson 
Street 

2  1 unit, to be 
demolished 

1 

Two-unit small lot 
subdivision at 146 
Rochester Street 

2  1 unit, to be 
demolished  

1 

Two duplexes with 
four detached 
ADUs at 374 and 
376 Hamilton 
Street 

4 units + 
4 ADUs 

2 units, to be 
demolished 

2 units + 4 ADUs 

Two-units and 
ADU at 241 Ogle 
Street 

2 units 
+1 ADU 

1 unit, to be 
demolished 

I unit + 1 ADU 

Total Net Units 10 housing units  
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For calendar year 2024, the City received a total of eight housing applications that 
includes two or more units for a total of 272 housing units.  Table 3 provides a list of 
housing development projects that are currently under entitlement review and being 
processed by the City as of December 2024. 

 

Table 3: Applied Housing Development Projects (Discretionary Approval) 
- Under Review as of December 2024 

Housing Development Projects Proposed 
Units 

Existing/ 
Demolition 

Net Total 

Multifamily Apartment at 3333 
Susan Street [Applied 2023] 

1,050 units 0 1,050 
units 

Single Room Occupancy at 2205 
Harbor [Applied 2023] 

46 units 0 46 units 

Small-lot subdivision at 215 and 
223 Mesa Drive, Density Bonus 
Request [Applied 2024]  

6 units 2 units, to be 
demolished  

4 units 

Small-lot subdivision at 734 W 
20th Street [Applied 2024] 

3 units 0 3 units 

Condominium at 220, 222, 234, 
236 Victoria Street [Applied 2024] 

40 units 0 40 units 

Senior Housing (Jamboree) at 
695 19th Street [Applied 2024] 

70 units 0 70 units 

Single Family and Townhomes at 
3150 Bear Street [Applied 2024] 

142 units 0 142 units 

Small-lot subdivision at 2195 
Pacific Avenue [Applied 2024] 

10 units 0 10 units 

Detached Single Family 
Development at 2074 Pomona 
Avenue [Applied 2024] 

2 units  1 unit, to be 
demolished 

1 unit 

Duplex, 1 Detached ADU at 210 
Cabrillo Street [Applied 2024] 

3 units 1 unit, to be 
demolished 

2 units 

Total Net Units 1,368 
Units  

 
 Throughout the 2021-2019 Housing Element planning period, the City continues to 

monitor and track the number of housing units in the “pipeline” (constituting projects 
within entitlement review, entitled, under construction and recently constructed). 
These units officially count towards the RHNA when a building permit is pulled.   
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As of February 2025, there are an additional 1,238 entitled housing units expected to 
complete construction within the 6th Cycle Housing Element period. These entitled 
housing developments are listed in Table 4.   
 
Table 4: Entitled Pipeline Housing Development Projects, Anticipated to 
Complete Construction within Housing Element Planning Period 

Housing 
Development 
Projects 

Very 
Low 
Income 

Low 
Income 

Moderate 
Income 

Above 
Moderate 
Income 

Total 
Units 

One Metro West - 
1683 Sunflower  

67 units 39 units -- 951 units 1,050 
units 

1711-1719 Pomona 
Avenue (Live/Work) 

-- -- -- 8 units 8 units 

1540 Superior 
Avenue  (Live/Work) 

-- -- -- 9 units 9 units 

1400 Bristol Street 
(Travelodge – Project 
Homekey) 

76 units -- -- 2 units 78 units 

2274 Newport 
(Phase II – Motel 6/ 
Mesa Vista 
Apartments, Project 
Homekey) 

48 units -- -- -- 48 units 

960 West 16th Street 
(Live/Work) 

-- -- -- 38 units 38 units 

Total  191(Very 
Low) 

39 (Low) -- 1,008 
(Above 

Moderate) 

1,238 
Units 

 
c. A listing of sites rezoned to accommodate the City’s share of regional 

housing need: 

The City’s 6th Cycle Housing Element includes several housing programs that 
require updating zoning for specific areas in the City to accommodate housing on 
housing opportunity sites (“candidate sites”) based on the City’s share of the 
regional housing need. At this time, the City has not yet completed its rezoning of 
candidate sites that were identified in the 6th Cycle Housing Element; however, the 
City has assembled a staff team to work on the effort and secured project funding 
to complete the rezoning program.   
 
The City issued a request for proposal for a qualified consultant to provide services 
to help complete the complex rezoning effort in October, 2024 and on February 
18, 2025, City Council approved the professional service agreement with Dudek 
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to complete the rezoning program.  Staff is currently processing contracts for this 
and anticipates the effort to commence in March 2025.  

 
The City-wide rezoning program will create the framework for additional future 
development of new housing in compliance with the City’s Housing Element. 
These programs are complex multi-year efforts that will require policy and process 
modifications to facilitate new development while preserving existing residential 
neighborhoods. These major programs will involve community visioning and 
engagement, as well as environmental review to comply with the California 
Environmental Quality Act.  The program will account for notable progress in 
implementing 18 of the 47 Housing Element programs, including completion 
Housing Element Programs 3C, 3D, 3H, 3I, 3J, 3N and 3R, which specifically 
address increased densities and/or allowing housing as a permitting use in certain 
areas of the City.  
 
It also important to note, that the City has progressed towards rezoning three of 
the housing candidate sites:  
 
 Housing Candidate Site #196 3333 Susan Street:  The Housing Element 

envisioned 120 units on this site, with 59 units affordable to lower-income 
households on 2.4 acres.  The property owner of this housing opportunity site 
submitted a housing development application to redevelop the entire 14.25 
acre for mixed-use development.  The proposed project component includes 
1,050 multifamily units, open space, and a small retail component.  The 
application was submitted in December 2023.  The number of units that will be 
reserved for lower-income households will be determined as the project 
progresses through the development review process.     

 
 Housing Candidate Site #40 Fairview Developmental Center [Housing Program 

3B]:  The City is leading the effort to rezone the Fairview Development Center 
to provide opportunity for housing development. The Housing Element 
envisioned 2,300 units on this site, with 40% of the units affordable to low- and 
very low-income households. City has progressed its efforts to prepare a 
Specific Plan, General Plan Amendment and Environmental Impact Report to 
guide the reuse of the Fairview Developmental Center (FDC). The planning 
process is being funded through a $3.5 million grant from the State pursuant to 
Senate Bill 188.   

 
The City retained the professional services of Placeworks and initiated the 
Fairview Developmental Center (FDC) Specific Plan project in 2023. The 
current phase of the project generally includes the preparation of a specific plan 
and associated environmental review for the re-use of the site with a range of 
affordable and market rate housing. Technical studies have been completed 
and the City continues to hold bi-weekly coordination meetings with the State 
Department of General Services (DGS) and Department of Development 
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Services (DDS). In addition, staff and Placeworks have coordinated and hosted 
18 community outreach events on the visioning and land use framework, as 
well as land use concepts, mobility, and urban design. It is anticipated that in 
Spring 2025, additional study sessions and public hearings will occur to create 
a preferred land use plan for the FDC Specific Plan. Following these hearings, 
staff will proceed with preparation of the specific plan and environmental 
review. More information on this process can be found on the project webpage: 
fdcplan.com.  

 
 Housing Candidate Site #14 695 W. 19th Street (Jamboree – Senior Housing 

[Housing Programs 2D and 4A]): The Housing Element envisioned 60 units 
reserved for senior residents.   In 2020, the City Council approved an Exclusive 
Negotiating Agreement (ENA) to partner with Jamboree Housing Corporation 
in determining the feasibility for the right to acquire a long-term leasehold 
interest in an approximately 0.90-acre portion of the parking lot at the Senior 
Center to develop affordable housing for Costa Mesa’s seniors. The Urban 
Master Plan Screening for the project was presented to the City Council at its 
February 20, 2024, meeting and the project is in entitlement review. Since this 
meeting, the applicant has increased their unit count from 60 to 70 affordable 
housing units, (69 senior units plus one manager’s unit). The units will be 
restricted to provide a combination of very low- and low-income units, including 
34 permanent supportive housing units. On December 9, 2024, the Planning 
Commission made recommendation to City Council to approve the project.  It 
is anticipated that the project will be presented to City Council for consideration 
in March 2025.  

 
2) Housing Element Programs (Completed and Underway): 

This section provides an overview of the progression towards completing additional 
Housing Element Programs, in addition to the ones mentioned as part of the rezoning 
program. This list highlights the programs that have been completed or have had 
significant efforts towards its completion. A complete list of the Housing Element 
Programs is included 2024 HCD APR Form Table D.  
 
1. Monitoring and Preservation of At-Risk Housing Units [Program 1C] - Complete 

The City has 1,144 total housing units with affordability covenants. Of these units, 75 
very-low income are located at 1844 Park Avenue (Casa Bella Apartments) and were 
identified as at-risk of converting to market rate during the 2021-2029 Housing 
Element planning period. The City has reached out to the property management 
company (Moss Management Services, Inc.) and confirmed that they hold an 
agreement with the United States Department of Housing and Urban Development 
(HUD), which renews every five-years, and mandates restricting the units under an 
affordability covenant for the life of the project. As these units are no longer at risk of 
converting to market rate, this Housing Element program is considered complete. 
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2. Affordable Housing (Inclusionary) Ordinance [Program 2A] – Complete 
 
The City Council adopted the Affordable Housing Ordinance on August 6, 2024, which 
became effective on September 6, 2024.  The approved amendment to the Costa 
Mesa Municipal Code (CMMC) to establish the affordable housing requirements for 
certain new residential development projects and a fee resolution to establish the 
affordable housing in-lieu fee schedule. Adoption of an Affordable Housing Ordinance 
is a step towards addressing this issue coupled with the other Housing Element 
programs intended to remove or reduce existing barriers and constraints to market-
rate Housing developments. Furthermore, the Ordinance will help towards achieving 
the City’s regional housing needs for the very-low-, low-, and moderate-income 
categories.  

Housing Trust Fund  
 
To further support affordable housing efforts, a $2.5 million contribution was made 
during the budget making process for Fiscal Year 2024-25, from the City’s General 
Fund for a new Housing Trust Fund including a first-time homebuyer’s program. Staff 
will be bringing the item back to the City Council to further elaborate on and finalize 
the housing activities eligible for the Funds. Please note this fund is separate and 
apart from the Housing Authority Fund that contains funding for the Citywide rezoning 
and visioning efforts financed by year-end General Fund savings in previous years. It 
is also separate and apart from the In-Lieu-Fee Fund that will potentially receive 
affordable housing in-lieu payments from developers pursuant to the City’s adopted 
Affordable Housing Ordinance. 

 
3. Promote the Development of Accessory Dwelling Unit [Program 3E] (Ongoing) 

The City Council processed updates to the CMMC to streamline the development of 
Accessory Dwelling Units (ADUs) in compliance with State Housing Law in 2023 and 
as recently as March 2025. The City launched an ADU pre-approved program, inviting 
architects and contractors to submit pre-approved ADU plans for review with the City. 
The City is currently reviewing seven individual pre-approved ADUs and will make 
these plans available for public use in Spring 2025. The City launched its ADU 
Legalization Program on January 1, 2025, to provide a pathway to legalize 
unpermitted ADUs built prior to January 1, 2020. The City also has a dedicated 
webpage to assist property owners in the ADU permitting process. 
 
https://www.costamesaca.gov/government/departments-and-divisions/economic-
anddevelopment- 
services/planning/accessory-dwelling-units-adu 

 
4. Explore Opportunities to implement Motel Conversions Through Project Homekey 

[Housing Program 3F and 4A] 
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a. The Motel 6 property located at 2274 Newport Boulevard involves the acquisition 
and two-phase adaptive reuse of an 88-unit motel into permanent housing. This 
project is also referred to as Mesa Vista Apartments.  To help finance the project 
the Costa Mesa City Council approved a $3.5 million America Rescue Plan Act 
(ARPA) funded grant, a $1.5 million HOME funded loan and an $850,000 Low and 
Moderate Income Housing Fund loan.   
 
Phase 1 is completed and includes 40 housing units that are available to 
individuals earning 30% or less than the Area Median Income, 30 of which are 
permanent supportive housing units serving homeless veterans, and ten of which 
are for homeless individuals who meet the Mental Health Services Act eligibility 
criteria.  Phase II will convert the remaining 48 units into permanent supportive 
housing with wraparound services for seniors (62+) earning 50% or less of the 
Area Median Income. Building permits for Phase II were submitted in August 2024 
and approved in February 2025, with project completion expected by Summer 
2025.  

 
b. A second Homekey Project has been approved at the former Travelodge Inn at 

1400 Bristol Street. American Family Housing, Inc. and the County of Orange have 
secured a $29.0 million dollar grant to acquire the site and convert existing rooms 
into 76 income/deed-restricted and two manager’s units. Demolition permit was 
issued in 2024 and construction is anticipated to begin in 2025. For this project, 
the City Council approved a $1.5 million ARPA funded grant and a $2.5 million 
Low and Moderate Income Housing Fund loan to help bridge the remaining funding 
gap.  

 
5. Tenant Protection Program Fair Housing [Program 4A] – Ongoing 

The City approved a Tenant Protection Program that progresses the City’s Fair 
Housing goals adopted in the City’s Housing Element in 2023. The City’s Tenant 
Protection Program includes adoption of the Urgency Ordinance No. 2023-04 
amending various section of CMMC, allocation of funds to support the program and 
create three full time staff positions to implement, monitor and enforce the Ordinance, 
and conduct outreach to landlords. Since adoption of the urgency Ordinance, staff has 
made specific changes to the City’s permitting process to require an applicant for a 
building permit to inform staff when a tenant eviction will occur. When staff is notified 
of a potential eviction, staff evaluates the building permit scope of work to determine 
the appropriate tenant protection process. A similar process is also included when 
staff is notified by a tenant who is being evicted.  Implementation of the program is 
ongoing and for this planning period the City received no-fault eviction notices 
affecting 31 households. Of those affected:   

 
 Twenty evictions notices were authorized resulting in the lawful eviction of the 

household. Each one of these households was contacted by a City Outreach 
Worker to offer voluntary assistance during the eviction process.  
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 Eleven eviction notices were denied resulting in the eviction being reversed. These 

households were allowed to remain in their homes.   

 
6. Bridges Homeless Shelter [Program 4F] 

In April 2021, the City of Costa Mesa completed the construction of its permanent 
Bridge Shelter within the city. Construction of the Bridge Shelter, as well as the 
organization and operation of the temporary Bridge Shelter at Lighthouse Church, and 
the ongoing efforts of the City’s Street Outreach Team represent Costa Mesa’s 
commitment to assisting vulnerable residents currently experiencing homelessness. 
With the shelter in full operation, the City is able to assist up to 72 residents at one 
time and connect these residents with services and assistance toward permanent 
housing solutions. On June 6, 2023, the City Council approved a capacity increase of 
16 beds bringing the Shelter’s total capacity to 88 beds. On August 1, 2023, the City 
Council approved the submission of a joint application with the Orange County Health 
Care Agency to the State Department of Health Care Services for funding to add 15 
behavioral health beds and associated services at the Shelter. The City has since 
received an award of $4.2 million dollars to implement the additional beds, which are 
anticipated to be available for occupancy by April 2024. 

 
7. Safety Element Update and Environmental Justice Policies [2G]  

City Council approved the professional services agreement with Dudeck to commence 
the Climate Action Adaption Plan process on October 15, 2024.  A working draft of the 
Safety Element is being prepared that incorporates references to the City’s Local 
Hazard Mitigation Plan, as well as to address other applicable State laws (SB 1035-
Flood and Hazards and AB 747/SB 99-Evacuation Routes). As part of this process, 
staff will also be evaluating other General Plan Elements to incorporate environmental 
justice policies pursuant to the Planning for Healthy Communities Act (SB 1000). This 
law requires jurisdictions to develop and incorporate policies aimed at improving 
conditions in lower-income communities that are disproportionately impacted by 
pollution and other environmental hazards contributing to adverse health outcomes. 

A key component of this effort includes identifying existing General Plan policies that 
already support environmental justice, as well as developing new policies where 
needed. The intent of SB 1000, as outlined in the Office of Planning and Research’s 
General Plan Guidelines, is to “address unique or compounded health risks in 
disadvantaged communities by decreasing pollution exposure, increasing community 
assets, and improving overall health.”  

In addition, the City will address SB 1425 by reviewing and updating the Open Space 
Element, the City’s Open Space Master Plan, and the accompanying action program 
to ensure equitable access to open space for all residents. These updates will be 
coordinated with the Environmental Justice Policies to promote equity and inclusion. 
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The revised Open Space Element will also emphasize the critical role of open space 
in enhancing climate resilience, aligning with the broader goals of the Safety Element. 

8. Zoning Ordinance Updates (Housing Element Programs 2F, 2H, 2J, 2O, 4E, 2E, 2M, 
4G, 4E, and 2K)  
 
These programs require analysis, and where necessary, updates to residential 
parking standards, certain housing definitions and terminologies, and changes to the 
City’s development review process and findings to help streamline project approvals. 
It is anticipated that these updates will be included in the citywide rezone program 
update. However, certain minor amendments to comply with State law or correct 
inconsistencies will be incorporated in the City’s annual code clean-up effort, 
anticipated to be brought to hearing in 2025. The objective of Program 2K is to review 
application fees, with a special focus on the density bonus fee, and update the fee(s) 
to avoid creating a constraint to the development of affordable housing. Additionally, 
the citywide rezone program will necessitate further review of the local development 
review process for new housing application types and planning application fees. 

 
CONCLUSION 
 
The Costa Mesa 2015-2035 General Plan serves as an effective guide for orderly growth 
and development, preservation and conservation of open space land and natural resources, 
and efficient expenditure of public funds.     
 
As illustrated, completed City projects such as, but not limited to, adopted ordinances, 
zoning code updates, completed street improvements, funding sources for park 
improvement, awarding contracts are in conformance with the General Plan’s goals, 
objectives, and policies for each respective element.  Furthermore, significant progress on 
various public works projects or private developments are also in accordance with the 2015-
2035 General Plan.  The City’s legislative bodies have used the 2015-2035 General Plan 
as the primary source of long-range planning and policy direction.  All future development 
and activities will be consistent with these goals and policies that will continue to guide 
growth and preserve the quality of life within the community.   
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Attachment 1 

6th Cycle Housing Element Annual Progress 
Report (APR) Forms 

For 2024 

Attachment 1 is available online at: 

https://www.costamesaca.gov/home/showdocument?id=59930 
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 25-228 Meeting Date: 4/15/2025

TITLE:

APPEAL OF THE PLANNING COMMISSION’S DECISION TO APPROVE A CONDITIONAL USE
PERMIT (CUP) PCUP-24-0011 TO OPERATE A RETAIL CANNABIS STOREFRONT BUSINESS
WITH DELIVERY LOCATED AT 1912 HARBOR BOULEVARD (“GREEN MART”), IN THE LOCAL
BUSINESS DISTRICT (C1)

DEPARTMENT: ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/
PLANNING DIVISION

PRESENTED BY: SCOTT DRAPKIN, ASSISTANT DIRECTOR OF DEVELOPMENT
SERVICES

CONTACT INFORMATION: MICHELLE HALLIGAN, SENIOR PLANNER, (714) 754-5608

RECOMMENDATION:

Staff recommends the City Council:

1. Find that the project is categorically exempt from the provisions of the California Environmental
Quality Act (CEQA) pursuant to Section 15301 (Class 1) Existing Facilities.

2. Uphold the Planning Commission’s decision to approve Conditional Use Permit PCUP-24-0011
based on findings of fact and subject to the conditions of approval as contained in the Resolution.
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City of Costa Mesa 

Agenda Report 

  

77 Fair Drive 
Costa Mesa, CA 92626 

Item #: 25-228 Meeting Date: 4/15/2025 

TITLE: APPEAL OF THE PLANNING COMMISSION’S DECISION TO APPROVE A CONDITIONAL 
USE PERMIT (CUP) PCUP-24-0011 TO OPERATE A RETAIL CANNABIS STOREFRONT BUSINESS 
WITH DELIVERY LOCATED AT 1912 HARBOR BOULEVARD (“GREEN MART”), IN THE LOCAL 
BUSINESS DISTRICT (C1)  
 
DEPARTMENT: ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/PLANNING 

DIVISION  

 

PRESENTED BY: SCOTT DRAPKIN, ASSISTANT DIRECTOR OF DEVELOPMENT SERVICES  
  
CONTACT INFORMATION: MICHELLE HALLIGAN, SENIOR PLANNER, (714) 754-5608  
 

RECOMMENDATION: 
 

Staff recommends the City Council: 
 
1. Find that the project is categorically exempt from the provisions of the California Environmental 

Quality Act (CEQA) pursuant to Section 15301 (Class 1) Existing Facilities. 
 

2. Uphold the Planning Commission’s decision to approve Conditional Use Permit PCUP-24-0011 
based on findings of fact and subject to the conditions of approval as contained in the Resolution.  

 
APPLICANT/APPELLANT: 
 
The applicant is Keith Sheinberg on behalf of RDK Group Holdings, LLC and the property owner, Dave 
Ruffell.  
 
The appeal was filed by Carney Mehr, ALC. 
 
BACKGROUND: 
 
On February 24, 2025, the Planning Commission approved a CUP for a new cannabis storefront at 
1912 Harbor Boulevard (PCUP-24-0011).  Prior to being scheduled for Planning Commission review, 
the project was reviewed for consistency with the City’s applicable separation requirements for cannabis 
storefront operations, a background check of the applicant team was completed, and the applicant’s 
proposed business and security plan was reviewed by the City’s cannabis consultant. The applicant 
successfully passed these evaluations and staff issued a “CBP Notice to Proceed,” which allowed the 
applicant to proceed for CUP review.  
 
The CUP was approved by the Planning Commission subject to findings and conditions of approval. A 
comprehensive staff report was provided to the Planning Commission, which is provided as Attachment 
5 to this report.  
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The subject property is an approximate 6,500-square-foot site that has street frontage on Harbor 
Boulevard. The site was previously occupied by a BBQ retail establishment. A 20-foot-wide alley with 
access from Harbor Boulevard and West 19th Street also provides access to the rear of the subject 
property (including access to several parking spaces in a shared parking lot). The subject property 
shares parking facilities and access with several other adjacent properties located to the north and 
south.  
 
Image 1 – Existing Shopping Center Street Photo 
 

 

The site is zoned C1 (Local Business District) and is surrounded by C1 properties to the north and 
south. There is a property zoned PDC (Planned Development Commercial) and a property zoned C2 
(General Commercial) located to the east, and properties located to the west across Harbor Boulevard 
are zoned C2 (General Commercial). The site has a General Plan Land Use Designation of 
Commercial Residential. The subject property is located along one of the City’s primary commercial 
corridors, which includes a variety of uses, including, but not limited to, retail stores, restaurants, offices, 
medical offices, car dealerships, residences, and a cannabis storefront. 
 

ANALYSIS: 
 
The application includes a request for approval to allow a 2,400-square-foot retail cannabis storefront 
with delivery in an existing commercial building. The project has been determined by staff to be consistent 
with the City’s applicable separation requirements for cannabis storefront operations, a background 
check of the applicant team was completed, and the applicant’s proposed business and security plan 
was reviewed and determined adequate by the City’s cannabis consultant.  
 
Conditional Use Permit and Cannabis Operations 
  
Pursuant to the Costa Mesa Municipal Code (CMMC), a CUP is required for the establishment of 
cannabis retail storefronts in a commercial zone. To approve a CUP, the final review body must find 
that the evidence presented in the administrative record substantially meets the CUP findings, as 
follows: 
 

 The proposed development or use is substantially compatible with developments in the same 
general area and would not be materially detrimental to other properties within the area;  

 Granting the conditional use permit will not be materially detrimental to the health, safety and 
general welfare of the public or otherwise injurious to property or improvements within the 
immediate neighborhood; and  

 Granting the conditional use permit will not allow a use, density or intensity which is not in 
accordance with the General Plan designation and any applicable specific plan for the 
property.  
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The subject site is located within a commercial zone (C1 – Local Business District) where commercial 
development is allowed to include retail uses. As defined in the CMMC, “This district is intended to meet 
the local business needs of the community by providing a wide range of goods and services in a variety 
of locations throughout the City”. Pursuant to the CMMC, cannabis retail storefronts are subject to 
extensive regulations which are adopted to prevent land use inconsistencies with adjacent properties. In 
addition, proposed uses subject to CUPs generally include site-specific conditions of approval to ensure 
the required findings can be met. Similar to all of the City’s previously approved cannabis operations, 
this proposal is subject to conditions of approval specifically including, but not limited to, the following:  
 

 The hours of operations are limited to 7:00 AM to 10:00 PM Monday through Sunday; 

 Cannabis inventory shall be secured using a lockable storage system during non-business hours; 

 At least one licensed security guard shall be on premises during business hours; 

 The prohibition of consumption of cannabis or cannabis products in public areas; cannabis 
consumption is limited to non-public areas, such as within a private residence. State law further 
prohibits cannabis consumption and open container possession within 1,000 feet of sensitive uses 
and while riding in or driving a vehicle; 

 There must be continuous video monitoring and recording of the interior and exterior of the 
premises; 

 No one under the age of 21 is allowed to enter the premises. If the business holds a retail medical 
cannabis license issued by the State, persons over the age of 18 may be allowed with the proper 
medical approval; 

 Prior to employment, all prospective employees must successfully pass a background check 
conducted by the City, and the employee must obtain a City issued identification badge; 

 Cannabis products shall not be visible from the exterior of the building; 

 Cannabis goods to be sold at this establishment (either storefront or delivery) must be obtained 
by a licensed cannabis distributor and have passed laboratory testing; 

 Cannabis product packaging must be labeled with required test results and batch number; 

 Packaging containing cannabis goods shall be tamper-resistant; 

 Cannabis deliveries must be made in-person by an employee of the licensed retailer. An 
independent contractor or third-party courier service is not allowed; 

 The applicant shall maintain proof of vehicle insurance for any and all vehicles being used to 
deliver cannabis goods; 

 The business shall maintain a list of all deliveries, including the address delivered to, the amount 
and type of product delivered, and any other information required by the State; 

 Delivery vehicles shall be installed with a dedicated global positioning system (GPS) device for 
identifying the location of the vehicle; and 

 Signs, decals or any other form of advertisement on the delivery vehicles are prohibited. 

Interior and Exterior Improvements 
 
In conjunction with the proposed new use, the applicant proposes tenant upgrades to both the 
building’s interior and exterior. The interior improvements include demolishing existing demising walls, 
construction of new walls, constructing a second restroom, adding commercial showroom finishes, and 
installation of an odor control system.  
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Image 2 – Proposed Project Site/Floor Plan 
 

 
 
The exterior improvements include an update to the existing commercial building in conformance with 
the Building Code, and an overall change in the design of the building façade (see the below Image 2 
for existing building pictures and the proposed project exterior building rendering). 
 
Image 3 – Existing and Proposed Project 
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Proposed 

 
 
Parking 
 
Pursuant to the CMMC Section 13-6, when there is a mixture of uses within a single development that 
share the same parking facilities, the total requirement for parking is determined by the Costa Mesa 
shared parking analysis procedures which is adopted by City Council Resolution. In 2016, the shared 
parking for the site and adjacent properties was considered by the Planning Commission and 
determined to meet the parking requirements pursuant to the City’s parking provisions. Further, CMMC 
Section 13-204 permits that when a use is changed that requires the same amount of parking as the 
previous use, no additional parking is required. The previous and proposed use at 1912 Harbor 
Boulevard are both retail uses and subject to the same parking ratio requirement (four spaces per 
1,000 square feet of gross floor area), and therefore the project complies with the City’s parking 
standards. 
 
In addition, Assembly Bill 2097 (AB 2097) was signed into law by Governor Newsom and became 
effective on January 1, 2023. The primary objective of this legislation is to limit local governments from 
imposing minimum parking regulations on commercial and residential projects that are located within 
0.5 miles of a major transit stop. Staff reviewed the nearby public transit facilities and determined that 
the subject property is located within 0.5 miles of a major transit stop (near the intersection of Harbor 
Boulevard and W. 19th Street). Therefore, pursuant to AB 2097 the City of Costa Mesa cannot impose 
a minimum parking requirement on this land use entitlement. 
 
Lastly, the applicant is proposing to install a bike rack to encourage multimodal transportation. As 
conditioned, vendor and delivery vehicles would schedule or coordinate arrivals (phone, text, etc.) to 
ensure adequate parking is available on the subject property, and if parking shortages or other parking-
related problems occur that are related to the proposed cannabis storefront, the business owner or 
operator will be required to monitor the parking lot and institute appropriate operational measures 
necessary to minimize or eliminate the problem in a manner deemed appropriate by the Director of 
Economic and Development Services. 
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Odor Attenuation 
 
All cannabis products would arrive in State compliant packaging that is odor-resistant sealed and 
remain unopened while on the premises. Pursuant to the CMMC, “odor control devices and techniques 
shall be incorporated in all cannabis businesses to ensure that odors from cannabis are not detectable 
off site”. Further, as conditioned, if cannabis odor is detected outside of the building or off-site, the 
business owner/operator will be required to institute further operational measures necessary to 
eliminate off-site odors in a manner deemed appropriate by the Director of Economic and Development 
Services or their designee.  
 
Customer and Employee Access 
 
Customer access would be limited to the lobby and retail area. Customer circulation into the proposed 
establishment includes entering the licensed premise through the door fronting Harbor Boulevard into 
the lobby. An employee would verify the customer’s identity and age before allowing the customer to 
shop in the retail sales area. After a customer’s identity and age is verified and their transaction is 
completed, they must exit the retail sales area through an exit directly from the lobby. As further 
conditioned, staff and a security guard would monitor the area to ensure that customers are following 
regulations. All other areas of the premises would be accessible only to employees with the proper 
security credentials. Employees would enter through the customer entrance or two access-controlled 
entrances that lead directly into the back-of-house area. Employees would be able to exit through the 
access-controlled doors or through the main entrance/exit. 
 
Planning Commission Review and Public Comment 
 
The application was heard by the Planning Commission on February 24, 2025. After receiving staff’s 
presentation and recommendation for approval, the Planning Commission asked staff questions and 
then opened the public hearing. The applicant provided a presentation and the Planning Commission 
subsequently asked questions of the applicant. The Planning Commission then heard and considered 
public comments before closing the public hearing. The Planning Commission approved the application 
on a 3-2 vote, with Commissioners Andrade and Rojas voting no. (For specific details of the Planning 
Commission discussion and motion for approval, please see the attached draft minutes, provided as 
attachment 7.) The final Resolution reflecting the February 24, 2025, Planning Commission action is 
provided as Attachment 4 to this report. The written public comments are provided as Attachment 6. The 
Planning Commission staff report, attachments, and meeting video are also provided at the below links: 
 

 Planning Commission Staff Report and Attachments: 
https://costamesa.legistar.com/LegislationDetail.aspx?ID=7144851&GUID=43828B4D-C883-
4612-8918-F6E315B00E8B 

 Planning Commission Meeting Video: 
https://costamesa.granicus.com/player/clip/4216?view_id=14&redirect=true 

 
Seven public comment letters opposing the proposed use were submitted to the City prior to noon on the 
day of the Planning Commission meeting. During the public hearing, two members of the public spoke 
in support, and three members of the public spoke in opposition to the application.  
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Appeal of the Planning Commission’s Approval 
 
On March 3, 2025, an appeal of the Planning Commission’s approval of the permit was timely filed by 
VMA Harbor Place Holding Company, represented by Carney Mehr, ALC. VMA Habor Place Holding 
Company is the owner of Harbor Place, a multi-tenant commercial center located immediately south 
of the subject site. In summary, the application for appeal noted the following general reasons for the 
appeal: 

 The plans provided insufficient detail; 

 Architectural incompatibility with adjacent buildings; 

 Potential parking impacts to the adjacent property; 

 Parking lot circulation conflicts; 

 Operational issues related to vehicle loading/unloading, odor control, safety, and loitering;  

 Burden of business enforcement on adjacent properties; and 

 Character of applicant and absentee landlord.  

The appeal application is included as Attachment 2 to this report. 

The applicant has provided supplemental information for the City Council consideration, which is 
included as Attachment 3.    

City Council “De Novo” Hearing 

Pursuant to CMMC Chapter 9, Appeal and Review Procedures, the City Council shall conduct a new 
or “de novo” review of the matter which is to be considered at the first regular meeting following receipt 
of the appeal that also provides sufficient time for required public noticing. In the case of this appeal, 
the first regular meeting would have been the April 1, 2025, City Council meeting. However, the 
appellant indicated their first available date was for the April 15, 2025 meeting, and the applicant 
agreed on this meeting date. 

The City Council may exercise its independent judgment and discretion in making a decision, and the 
appeal hearing is not limited to the grounds stated for the review or the evidence that was previously 
presented to the Planning Commission. The City Council’s decision on the matter is the final decision. 
 

ENVIRONMENTAL DETERMINATION: 
 
The project is categorically exempt from the provisions of the California Environmental Quality Act 
(CEQA) pursuant to CEQA Guidelines Section 15301, for the permitting and/or minor alteration of 
Existing Facilities, involving negligible or no expansion of the existing or prior use. This project site 
contains an existing commercial building that has been used historically for commercial/retail 
operations. The application does not propose an increase in commercial floor area or otherwise expand 
the prior use of the site as commercial. The project is consistent with the applicable General Plan land 
use designation and policies as well as with the applicable zoning designation and regulations. 
Furthermore, none of the exceptions that bar the application of a categorical exemption pursuant to 
CEQA Guidelines Section 15300.2 applies. Specifically, the project would not result in a cumulative 
impact; would not have a significant effect on the environment due to unusual circumstances; would 
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not result in damage to scenic resources; is not located on a hazardous site or location; and would not 
impact any historic resources.  
 
ALTERNATIVES: 
 

The City Council can consider the following decision alternatives: 

 

1. Deny the appeal and uphold the Planning Commission’s decision. The City Council may adopt 
the attached Resolution upholding the Planning Commission's decision approving the CUP; or 

2. Deny the appeal and uphold the Planning Commission’s decision to approve a CUP, but 
require modifications to the conditions of approval. The City Council may uphold the Planning 
Commission's decision and approve the request with specific changes that are necessary to 
address City Council concerns; or 

3. Continue the item. The City Council may continue the item to a future meeting to allow for 
modifications or additional analysis; or  

4. Grant the appeal and reverse the decision of the Planning Commission.  If the City Council 
believes that there are insufficient facts to support the findings for approval, the City Council 
may deny approval of a CUP and direct staff to prepare a Resolution for denial reflecting the 
City Council’s findings for denial.  

 
FISCAL REVIEW: 

Approval of this item will allow the business to operate as a retail cannabis storefront in the City of Costa 
Mesa. The business is subject to Cannabis tax of seven percent (7%) based on gross tax receipts, as 
defined in the Costa Mesa Municipal Code, Title 9, Section 9-29.5(e). Revenue generated from Measure 
Q retail is part of General Fund Revenue and provides financing for two restricted Special Revenue 
Funds: The Arts and Culture Master Plan Fund (Fund 130) and the First Time Homebuyers Fund (Fund 
140).  
 
LEGAL REVIEW: 
 
The City Attorney’s Office has reviewed this report and approves it as to form. 
 
PUBLIC NOTICE: 
 
Pursuant to Pursuant to Title 13, Section 13-29(d), of the Costa Mesa Municipal Code, three types of 
public notification have been completed no less than 10 days prior to the date of the public hearing: 
 

1. Mailed notice.  A public notice was mailed to all property owners and occupants within a 500-
foot radius of the project site on Wednesday, April 2, 2025.  The required notice radius is 
measured from the external boundaries of the property.  

2. On-site posting.  A public notice was posted on each street frontage of the project site on 
Friday, April 4, 2025. 

3. Newspaper publication.  A public notice was published once in the Daily Pilot newspaper on 
Friday, April 4, 2025.  
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Two public comments regarding this application were received in advance of publishing the agenda, 
provided as Attachment 8.  Any public comments received after the publishing of the agenda for the 
April 15, 2025 City Council meeting may be viewed at this link: CITY OF COSTA MESA - Calendar 
(legistar.com) 
 

CITY COUNCIL GOALS AND PRIORITIES: 

One of the goals approved by the City Council is to “achieve long-term fiscal stability”. Retail cannabis 
uses are subject to a unique local tax that does not apply to other retail businesses in Costa Mesa. Retail 
cannabis uses generate increased tax revenues due to a seven-percent local tax on gross receipts. 
Therefore, the operation of the proposed retail cannabis storefront with delivery would assist in achieving 
this City Council goal.    
 
CONCLUSION: 
 
The proposed use is a retail cannabis storefront with delivery at an existing commercial property that 
is located on one of the City’s primary commercial corridors. Staff and the City’s cannabis consultant 
completed the Pre-application Determination, Business Plan and Security Plan evaluations, owner 
background checks, and thoroughly reviewed the CUP materials. After careful review, staff determined 
that the application was consistent with the required CUP findings and the applicable provisions of the 
Costa Mesa Municipal Code and recommended that the Planning Commission conditionally approve 
the application. On February 24, 2025, the Planning Commission reviewed the application, heard 
public testimony and approved the application subject to numerous conditions of approval and made 
the required CUP findings. Staff recommends that the City Council deny the requested appeal, uphold 
the Planning Commission’s decision and adopt a Resolution to approve PCUP-24-0011. Staff has 
attached a draft City Council Resolution for approval based on the Planning Commission’s approval 
on February 24, 2025.  
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RESOLUTION NO. 2025-xx 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF COSTA MESA, 
CALIFORNIA, UPHOLDING THE PLANNING COMMISSION APPROVAL OF A 
CONDITIONAL USE PERMIT FOR A STOREFRONT RETAIL CANNABIS BUSINESS 
WITH DELIVERY IN THE C1 ZONE AT 1912 HARBOR BOULEVARD (“GREEN 
MART”) 
 

THE CITY COUNCIL OF THE CITY OF COSTA MESA HEREBY FINDS AND 

DECLARES AS FOLLOWS: 

 WHEREAS, in November 2020, the Costa Mesa voters approved Measure Q; 

which allows for storefront and non-storefront retail cannabis uses in commercially 

zoned properties meeting specific location requirements, and non-storefront retail 

cannabis uses in Industrial Park (MP) and Planned Development Industrial (PDI) zoned 

properties; 

 WHEREAS, on June 15, 2021, and May 7, 2024, the City Council adopted 

Ordinance Nos. 21-08, 21-09, 24-03 and 24-04 to amend Titles 9 and 13 of the Costa 

Mesa Municipal Code (CMMC) for cannabis storefront and non-storefront uses;  

 WHEREAS, Planning Application PCUP-24-0011 was filed by Keith Sheinberg 

representing RDK Holdings, LLC, and the property owner, Dave Ruffel, requesting 

approval of the following:  

A Conditional Use Permit to operate a cannabis retail storefront retail and 

delivery business within a 2,400-square-foot, one-story commercial building 

located at 1912 Harbor Boulevard. The business would sell pre-packaged 

cannabis and pre-packaged cannabis products directly to customers onsite and 

through delivery, subject to conditions of approval and other City and State 

requirements;  

 WHEREAS, a duly noticed public hearing regarding PCUP24-0011 was held by 

the Planning Commission on February 24, 2025 with all persons having the opportunity 

to speak for and against the proposal; 

 Whereas, after hearing public testimony the Planning Commission conditionally 

approved the application by a 3 to 2 vote.    

 WHEREAS, the project was appealed by VMA Harbor Place Holding Company 

on March 3, 2025; 

ATTACHMENT 1 
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 WHEREAS, a duly noticed public hearing was held by the City Council on April 

15, 2025 with all persons having the opportunity to speak for and against the proposal; 

 WHEREAS, pursuant to the California Environmental Quality Act (CEQA), the 

project is exempt from the provisions of the California Environmental Quality Act 

(CEQA) per California Code of Regulations Section 15301 (Class 1), for new the 

permitting and/or minor alteration of Existing Facilities; 

 WHEREAS, the CEQA categorical exemption for this project reflects the 

independent judgement of the City of Costa Mesa.  

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF COSTA MESA 

HEREBY RESOLVES as follows: 

BE IT RESOLVED that based on the evidence in the record and the findings 

contained in Exhibit A, the City Council hereby upholds the Planning Commission’s 

February 24, 2025 decision and approves Conditional Use Permit (PCUP-24-0011) with 

respect to the property described above.  

BE IT RESOLVED that if any section, division, sentence, clause, phrase or 

portion of this resolution, or the document in the record in support of this resolution, are 

for any reason held to be invalid or unconstitutional by a decision of any court of 

competent jurisdiction, such decision shall not affect the validity of the remaining 

provisions. 

BE IT FURTHER RESOLVED that the Costa Mesa City Council does hereby find 

and determine that adoption of this Resolution is expressly predicated upon the activity 

as described in the staff report and upon applicant’s compliance with each and all of the 

conditions in Exhibit B, and compliance with all applicable State and local laws.  Any 

approval granted by this resolution shall be subject to review, modification, or revocation 

if there is a material change that occurs in the operation, or if the applicant fails to 

comply with any of the conditions of approval. 

 BE IT FURTHER RESOLVED that if any section, division, sentence, clause, 

phrase or portion of this resolution, or the document in the record in support of this 

resolution, are for any reason held to be invalid or unconstitutional by a decision of any 

court of competent jurisdiction, such decision shall not affect the validity of the 

remaining provisions. 
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PASSED AND ADOPTED this 15th day of April, 2025. 

 
 
 
       
      _____________________________ 
      John Stephens, Mayor 
 
 
         
ATTEST:     APPROVED AS TO FORM: 
 
 
 
________________________               _____________________________ 
Brenda Green, City Clerk   Kimberly Hall Barlow, City Attorney 
 
 
 
 
STATE OF CALIFORNIA )   
COUNTY OF ORANGE ) ss 
CITY OF COSTA MESA ) 
 

I, BRENDA GREEN, City Clerk of the City of Costa Mesa, DO HEREBY 
CERTIFY that the above and foregoing is the original of Resolution No. 2025-xx and 
was duly passed and adopted by the City Council of the City of Costa Mesa at a regular 
meeting held on the 15th day of April 2025, by the following roll call vote, to wit: 
 
AYES:  COUNCIL MEMBERS:   
 
NOES: COUNCIL MEMBERS:   
 
ABSENT: COUNCIL MEMBERS:   
 
 IN WITNESS WHEREOF, I have hereby set my hand and affixed the seal of the 
City of Costa Mesa this 15th day of April, 2025. 
 
 
 
___________________________ 
Brenda Green, City Clerk 
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EXHIBIT A 
FINDINGS 
 

A.  The proposed project complies with Costa Mesa Municipal Code Section 13-

29(g)(2) Conditional Use Permit findings because: 

 

Finding: “The proposed development or use is substantially compatible with 

developments in the same general area and would not be materially detrimental to 

other properties within the area”.  

 

Facts in Support of Findings: The subject site is located within a 

commercial zone (C1, Local Business District) where commercial 

development is specifically allowed to include retail uses. In addition, the 

property is located on one of the City’s primary commercial corridors that is 

predominantly intended for commercial uses. Pursuant to the CMMC, 

cannabis retail storefronts are permitted uses in the C1 zone and are subject 

to extensive regulation as described in this report.  

 

All retail sales would take place under the roof, no outdoor storage or sales 

are proposed nor would be allowed, and operations would be conditioned to 

be compliant with applicable local and State laws, as well as to minimize 

potential impacts on neighboring properties. Staff does not anticipate that 

the proposed retail cannabis use would be materially detrimental to uses in 

the vicinity such as restaurants, retail stores, offices, medical offices, car 

dealerships, and residences. 

 

Lastly, the proposed use would not be materially detrimental to adjacent 

uses because the project would include features to ensure compatibility such 

as following a photometric plan so security lighting is shielded from adjacent 

properties, having a security guard onsite during hours of operation, and 

implementing odor control measures. As proposed and conditioned, the 

retail cannabis use would be compatible with other properties within the 

area, and in compliance with local and State requirements. 

 

Finding: “Granting the minor conditional use permit will not be materially 

detrimental to the health, safety and general welfare of the public or otherwise 

injurious to property or improvements within the immediate neighborhood”.  

 

Facts in Support of Findings: The proposed cannabis retail storefront use 

would follow safety measures detailed in a professionally-prepared security 

plan. The security plan was evaluated for compliance by the City’s cannabis 

consultant, HdL. Measures designed to maintain safety at the site include, but 

are not limited to, at least one security guard that would be onsite during the 

hours of operation and security devices shall be installed before operation. 
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Examples of security devices include window and door alarms, motion-

detectors, limited access areas, and a monitored video surveillance system 

covering all exterior entrances, exits, and all interior limited access spaces. In 

addition, the business employees, including part-time staff, must pass a live 

scan background check and obtain an identification badge from the City that 

indicates they have passed certain employee requirements. The conditions of 

approval include, but are not limited to, the aforementioned security measures 

to ensure that the use would not be materially detrimental to the health, safety 

and general welfare of the public or be otherwise injurious to property or 

improvements within the immediate neighborhood.  

 

Finding: “Granting the minor conditional use permit will not allow a use, density or 

intensity which is not in accordance with the general plan designation and any 

applicable specific plan for the property”. 

 

Facts in Support of Findings: The property has a General Plan land use 

designation of “Commercial Residential”. The intent of this land use 

designation is to allow a mix of commercial and residential uses. As stated in 

the General Plan Land Use Element, the City’s commercial designations 

“accommodate a full range of commercial activity present and desired in 

Costa Mesa.” The proposed storefront is consistent with General Plan 

policies related to providing a mixture of commercial goods, services, and 

employment opportunities; expanding the City’s tax base; and promoting the 

incubation of specialized businesses. The City’s General Plan sets forth 

long-term policies that guide future development, whereas the Zoning 

Ordinance implements general plan policies through detailed development 

regulations, such as specific use types and building standards. Therefore, in 

determining General Plan compliance for the proposed cannabis retail 

storefront use, a comparison of the proposed use with the use, density and 

intensity allowed by the applicable zoning district is required. In this case, 

the applicable zoning district is “Local Business District” (C1). A variety of 

commercial uses are allowed in the C1 zone, including a retail cannabis 

storefront, subject to a CUP. No additional square footage is proposed; 

therefore, the proposed use would not increase the floor area ratio (building 

intensity) or increase the number of residential units onsite (density). 

 

B. The project is categorically exempt from the provisions of the California 

Environmental Quality Act (CEQA) pursuant to California Code of Regulations 

Section 15301 (Class 1, Existing Facilities), for the permitting and/or minor 

alteration of Existing Facilities, involving negligible or no expansion of the existing 

or prior use. This project site contains an existing commercial building that has 

been used historically for commercial activities. The application does not propose 

an increase in commercial floor area or otherwise expand the prior commercial use. 
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The project is consistent with the applicable General Plan land use designation and 

policies as well as with the applicable zoning designation and regulations. 

Furthermore, none of the exceptions that bar the application of a categorical 

exemption pursuant to CEQA Guidelines Section 15300.2 applies. Specifically, the 

project would not result in a cumulative impact; would not have a significant effect 

on the environment due to unusual circumstances; would not result in damage to 

scenic resources; is not located on a hazardous site or location; and would not 

impact any historic resources. 

 

 

C. The project is subject to a traffic impact fee, pursuant to Chapter XII, Article 3 

Transportation System Management, of Title 13 of the Costa Mesa Municipal Code. 
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EXHIBIT B 
  
CONDITIONS OF APPROVAL (PCUP-24-0011) 
 
General 
 
Plng. 1.  The use of this property as a cannabis storefront business shall comply 

with the approved plans and terms described in the resolution, these 
conditions of approval, and applicable sections of the Costa Mesa 
Municipal Code (CMMC). The Planning Commission may modify or revoke 
any planning application based on findings related to public nuisance 
and/or noncompliance with conditions of approval [Title 13, Section 13-
29(o)]. 

 2.  Approval of the planning/zoning application is valid for two years from the 
effective date of this approval and will expire at the end of that period 
unless the applicant establishes the use by one of the following actions: 1) 
  a building permit has been issued and construction has commenced, and 
has continued to maintain a valid building permit by making satisfactory 
progress as determined by the Building Official, 2) a certificate of 
occupancy has been issued, or 3) the use is established and a business 
license has been issued. A time extension can be requested no less than 
30 days or more than sixty (60) days before the expiration date of the 
permit and submitted with the appropriate fee for review to the Planning 
Division. The Director of Development Services may extend the time for an 
approved permit or approval to be exercised up to 180 days subject to 
specific findings listed in Title 13, Section 13-29 (k) (6). Only one request 
for an extension of 180 days may be approved by the Director. Any 
subsequent extension requests shall be considered by the original approval 
authority. 

 3.  No person may engage in any cannabis business or in any cannabis 
activity within the City including delivery or sale of cannabis or a cannabis 
product unless the person: 
a. Has a valid Cannabis Business Permit from the City; 
b. Has paid all Cannabis Business Permit and all application fees and 

deposits established by resolution of the City Council, including annual 
Community Improvement Division inspection deposits; 

c. Has obtained all applicable planning, zoning, building, and other 
applicable permits from the relevant governmental agency which may 
be applicable to the zoning district in which such cannabis business 
intends to operate; 

d. Has obtained a City business license pursuant to Chapter I of the 
Municipal Code; 

e. Is in compliance with all requirements of the Community Improvement 
Division regarding the property; 

f. Has obtained any and all licenses required by State law and/or 
regulations; and  
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g. Has satisfied all CUP conditions of approval. 

 4.  Any change in the operational characteristics of the use shall be subject to 
Planning Division review and may require an amendment to the Conditional 
Use Permit, subject to either Zoning Administrator or Planning Commission 
approval, depending on the nature of the proposed change.  

 5.  No cultivation of cannabis is allowed anywhere on the premises. 
 6.  The uses authorized by this Conditional Use Permit must be conducted in 

accordance with all applicable State and local laws, including, but not 
limited to compliance with the most current versions of the provisions of 
the California Code of Regulations that regulate the uses permitted 
hereby.  Any violation thereof shall be a violation of the conditions of this 
permit and may be cause for revocation of this permit. 

 7.  Except for operations allowed by this Conditional Use Permit and under 
an active Cannabis Business Permit and State Type 10 license, no 
permit holder or any of its employees shall sell, distribute, furnish, and/or 
otherwise provide any cannabis or cannabis product to any person, firm, 
corporation, group or any other entity, unless that person or entity is a 
lawful, bona fide customer, or it possesses all currently valid permits 
and/or licenses required by both the State of California and applicable 
local governmental entity to lawfully receive such cannabis and to 
engage in a “cannabis activity” as defined by Costa Mesa Municipal Code 
sec. 9-485. The permit holder shall verify that the recipient, regardless of 
where it is located, of any cannabis or cannabis product sold, distributed, 
furnished, and/or otherwise provided by or on behalf of the permit holder, 
possesses all required permits and/or licenses therefor. 

 8.  The applicant, the property owner and the operator (collectively referred 
to as “indemnitors”) shall each jointly and severally defend, with the 
attorneys of City’s choosing, indemnify, and hold harmless the City, its 
elected and appointed officials, agents, officers and employees from any 
claim, legal action, or proceeding (collectively referred to as 
"proceeding") brought against the City, its elected and appointed officials, 
agents, officers or employees arising out of City's approval of the project, 
including but not limited to any proceeding under the California 
Environmental Quality Act. The indemnification shall include, but not be 
limited to, damages, fees and/or costs awarded against the City, if any, 
and cost of suit, attorney's fees, and other costs, liabilities and expenses 
incurred in connection with such proceeding whether incurred by the 
applicant, the City and/or the parties initiating or bringing such 
proceeding. This indemnity provision shall include the indemnitors’ joint 
and several obligation to indemnify the City for all the City's costs, fees, 
and damages that the City incurs in enforcing the indemnification 
provisions set forth in this section. 

 9.  If any section, division, sentence, clause, phrase or portion of this 
approval is for any reason held to be invalid or unconstitutional by a 
decision of any court of competent jurisdiction, such decision shall not 
affect the validity of the remaining provisions. 
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 10.  The use shall operate in accordance with the approved Security Plan. Any 
changes to the Security Plan must be submitted to the Planning Division 
with a written explanation of the changes. If the Director determines that 
changes are substantial, a modification to the Cannabis Business Permit 
and/or amendment to the CUP may be required. 

 11.  A parking and security management plan, including techniques described 
in Operational Condition of Approval No. 7, must be approved by the 
Director of Economic and Development Services or designee prior to any 
grand opening or other high-volume event on the subject property. 

Bldg. 12.  Development shall comply with the requirements of the following adopted 
codes: 2022 California Residential Code, 2022 California Building Code, 
2022  California Electrical Code, 2022 California Mechanical Code, 2022 
California Plumbing Code, 2022 California Green Building Standards 
Code and  2022 California Energy Code (or the applicable adopted, 
California Residential Code, California Building Code, California Electrical 
Code, California Mechanical Code, California Plumbing Code, California 
Green Building Standards and California Energy Code  at the time of plan 
submittal or permit issuance) and California Code of Regulations also 
known as the California Building Standards Code, as amended by the 
City of Costa Mesa. Requirements for accessibility to sites, facilities, 
buildings and elements by individuals with disability shall comply with 
chapter 11B of the 2022 California Building Code. 

CBP 13.  The operator shall maintain a valid Cannabis Business Permit and a valid 
Business License at all times. The Cannabis Business Permit application 
number associated with this address is MQ-22-0003. Upon issuance, the 
Cannabis Business Permit will be valid for a two-year period and must be 
renewed with the City prior to its expiration date, including the payment of 
permit renewal fees. No more than one Cannabis Business Permit may 
be issued to this property. 

 14.  The use shall operate in accordance with the approved Business Plan. Any 
changes to the Business Plan must be submitted to the Planning Division 
with a written explanation of the changes. If the Director determines that 
changes are substantial, a modification to the Cannabis Business Permit 
and/or amendment to the CUP may be required. 

 15.  A Cannabis Business Permit may be revoked upon a hearing by the 
Director of Economic and Development Services or designee pursuant to 
Section 9-120 of the CMMC for failing to comply with the terms of the 
permit, the applicable provisions of the CMMC, State law or regulation 
and/or any condition of any other permit issued pursuant to this code.  
Revocation of the Cannabis Business Permit shall trigger the City’s 
proceedings to revoke the Conditional Use Permit and its amendments. 
The Conditional Use Permit granted herein shall not be construed to 
allow any subsequent owner/operator to continue operating under PCUP-
24-0011 until a valid new Cannabis Business Permit is received from the 
City of Costa Mesa. 

 16.  A change in ownership affecting an interest of 51 or more percent, or an 
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incremental change in ownership that will result in a change of 51 or 
more percent over a three-year period, shall require submittal and 
approval of a new Cannabis Business Permit.  A change in ownership 
that affects an interest of less than 51 percent shall require approval of a 
minor modification to the Cannabis Business Permit. 

State 17.  The business must obtain any and all licenses required by State law and/or 
regulation prior to engaging in any cannabis activity at the property. 

 18.  The applicant shall obtain State License Type 10 prior to operating. The 
uses authorized by this Conditional Use Permit must be conducted in 
accordance with all applicable State and local laws, including, but not 
limited to compliance with the most current versions of the provisions of 
the California Code of Regulations that regulate the uses permitted 
hereby.  Any violation thereof shall be a violation of the conditions of this 
permit and may be cause for revocation of this permit. 

 19.  Suspension of a license issued by the State of California, or by any of its 
departments or divisions, shall immediately suspend the ability of a 
cannabis business to operate within the City, until the State of California, 
or its respective department or division, reinstates or reissues the State 
license.  Should the State of California, or any of its departments or 
divisions, revoke or terminate the license of a cannabis business, such 
revocation or termination shall also revoke or terminate the ability of a 
cannabis business to operate within the City.  This Conditional Use 
Permit will expire and be of no further force and effect if any State issued 
license remains suspended for a period exceeding six (6) months. 
Documentation of three violations during routine inspections or 
investigations of complaints shall result in the Community Improvement 
Division scheduling a hearing before the Director of Development 
Services to consider revocation of the Cannabis Business Permit. 

 20.  Third parties are prohibited from providing delivery services for non-
storefront retail. 

 21.  Persons under the age of twenty-one (21) years shall not be allowed on 
the premises of this business, except as otherwise specifically provided 
for by state law and CMMC Section 9-495(h)(6).  It shall be unlawful and 
a violation of this CUP for the owner/operator to employ any person who 
is not at least twenty-one (21) years of age. 

PD 22.  Every manager, supervisor, employee or volunteer of the cannabis 
business must submit fingerprints and other information specified on the 
Cannabis Business Permit for a background check by the Costa Mesa 
Police Department to verify that person’s criminal history. No employee 
or volunteer may commence paid or unpaid work for the business until 
the background checks have been approved. No cannabis business or 
owner thereof may employ any person who has been convicted of a 
felony within the past 7 years, unless that felony has been dismissed, 
withdrawn, expunged or set aside pursuant to Penal Code sections 
1203.4, 1000 or 1385, or who is currently on probation or parole for the 
sale, distribution, possession or manufacture of a controlled substance. 
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CID 23.  Should any employee, volunteer or other person who possesses an 
identification badge be terminated or cease their employment with the 
business, the applicant shall return such identification badge to the City 
of Costa Mesa Community Improvement Division within 24 hours, not 
including weekends and holidays. 

 24.  The property owner and applicant shall use “Crime Prevention Through 
Environmental Design” techniques to reduce opportunities for crime, 
loitering and encampments on the property as deemed appropriate by 
the Community Improvement Manager and Director of Economic and 
Development Services.  

Finance 25.  This business operator shall pay all sales, use, business and other 
applicable taxes, and all license, registration, and other fees and permits 
required under State and local law.  This business operator shall 
cooperate with the City with respect to any reasonable request to audit 
the cannabis business’ books and records for the purpose of verifying 
compliance with the CMMC and this CUP, including but not limited to a 
verification of the amount of taxes required to be paid during any period. 

 26.  The following records and recordkeeping shall be maintained/conducted: 
a. The owner/operator of this cannabis business shall maintain accurate 

books and records, detailing all of the revenues and expenses of the 
business, and all of its assets and liabilities. On no less than an 
annual basis, or at any time upon reasonable request of the City, the 
owner/operator shall file a sworn statement detailing the number of 
sales by the cannabis business during the previous twelve month 
period (or shorter period based upon the timing of the request), 
provided on a per-month basis.  The statement shall also include 
gross sales for each month, and all applicable taxes paid or due to be 
paid.  

b. The owner/operator shall maintain a current register of the names and 
the contact information (including the name, address, and telephone 
number) of anyone owning or holding an interest in the cannabis 
business, and separately of all the officers, managers, employees, 
agents and volunteers currently employed or otherwise engaged by 
the cannabis business.  The register required by this condition shall 
be provided to the City Manager upon a reasonable request. 

c. The owner/operator shall maintain an inventory control and reporting 
system that accurately documents the present location, amounts, and 
descriptions of all cannabis and cannabis products for all stages of the 
retail sale process.  Subject to any restrictions under the Health 
Insurance Portability and Accountability Act (HIPPA),  the 
owner/operator shall allow City officials to have access to the 
business’s books, records, accounts, together with any other data or 
documents relevant to its permitted cannabis activities, for the 
purpose of conducting an audit or examination. Books, records, 
accounts, and any and all relevant data or documents will be 
produced no later than twenty-four (24) hours after receipt of the 
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City’s request, unless otherwise stipulated by the City. 
d. The owner/operator shall have in place a point-of-sale tracking system 

to track and report on all aspects of the cannabis business including, 

but not limited to, such matters as cannabis tracking, inventory data, 

and gross sales (by weight and by sale).  The owner/operator shall 

ensure that such information is compatible with the City’s record-

keeping systems. The system must have the capability to produce 

historical transactional data for review by the City Manager or 

designees. 

Insp. 27.  The City Manager or designees may enter this business at any time 
during the hours of operation without notice, and inspect the location of 
this business as well as any recordings and records required to be 
maintained pursuant to Title 9, Chapter VI or under applicable provisions 
of State law. If the any areas are deemed by the City Manager or 
designee to be not accessible during an inspection, not providing such 
access is cause for the City to begin a cannabis business permit (CBP) 
and/or conditional use permit (CUP) and/or business license revocation 
process as prescribed by the applicable Municipal Code revocation 
procedures.     

 28.  Inspections of this cannabis business by the City will be conducted, at a 
minimum, on a quarterly basis. The applicant will pay for the inspections 
according to the adopted Fee Schedule. 

 29.  Quarterly Fire & Life Safety Inspections will be conducted by the 
Community Risk Reduction Division to verify compliance with the 
approved operation. The applicant will pay for the inspection according to 
the Additional Required Inspections as adopted in the Fee Schedule. 

 30.  Annual Fire & Life Safety Inspections will be conducted by the Fire 
Station Crew for emergency response pre-planning and site access 
familiarization. The applicant will pay for the inspection according to the 
adopted Fee Schedule. 

 31.  Pursuant to Title 9, Chapter VI, it is unlawful for any person having 
responsibility for the operation of a cannabis business, to impede, 
obstruct, interfere with, or otherwise not to allow, the City to conduct an 
inspection, review or copy records, recordings or other documents 
required to be maintained by a cannabis business under this chapter or 
under State or local law. It is also unlawful for a person to conceal, 
destroy, deface, damage, or falsify any records, recordings or other 
documents required to be maintained by a cannabis business under this 
chapter or under State or local law.  

 32.  Prior to the installation of any exterior mural at the subject property,  the 
applicant shall provide draft mural plans to the City. Once directed by 
staff to proceed, the applicant would apply for a Mural Permit through the 
Totally Electronic Self Service Application (TESSA), to be considered by 
the Arts Commission. If the application is approved by the Arts 
Commission, prior to installation, the Planning Commission shall have the 
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opportunity to consider if the mural is consistent with local and State 
cannabis provisions, and the project conditions of approval. The Planning 
Commission review shall be agendized for a regular meeting of the 
Planning Commission but shall not require a noticed public hearing. 

 
Prior to Issuance of Building Permits 
 
 1.  Plans shall be prepared under the supervision of a registered California 

Architect or Engineer. Plan shall be stamped and signed by the 
registered California Architect or Engineer. 

 2.  The conditions of approval and ordinance or code provisions of PCUP-
24-0011 shall be blueprinted on the face of the site plan as part of the 
plan check submittal package. 

 3.  Prior to the Building Division issuing a demolition permit, the applicant 
shall contact the South Coast Air Quality Management District (AQMD) 
located at: 
21865 Copley Dr. 
Diamond Bar, CA 91765-4178 
Tel: 909- 396-2000 
 Or visit its website: 
http://www.costamesaca.gov/modules/showdocument.aspx?documentid
=23381. The Building Division will not issue a demolition permit until an 
Identification Number is provided by AQMD. 

 4.  Odor control devices and techniques shall be incorporated to ensure that 
odors from cannabis are not detected outside the property, anywhere on 
adjacent property or public right-of-way. Building and mechanical permits 
must be obtained from the Building Division prior to work commencing on 
any part of the odor control system. Air in the areas where cannabis is 
stored shall be classified as Class 3 air (air posed a significant sensory-
irritation intensity, or offensive odor). Class 3 air is permitted to be 
recirculated within the space of origin but shall not be recirculated or 
transferred to other spaces. [CMMC 2021-09(g)8, CMC 403.9, 403.9.3, 
311.3, ASHRAE 62.1:5.16, 62.1:5.16.1, 62.1:5.16.3.3]. 

PC 5.  Plan check submittal shall include, but not be limited to:  

 Landscaping plans including at least one 24-inch box tree (non-

palm) other living plants such as living ground cover, with an 

emphasis on drought-tolerant plants. 

 A permanent bike rack that is publicly accessible and located in a 

bike parking area designed to prohibit automobiles from utilizing 

the space. 

 A drive approach that is consistent with the City’s Public Works 

Standard 514. 

 Removing the unpermitted enclosure and secure the space with 

fencing (wrought iron or a similar material for visibility and 
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security). 

 Odor control device specifications and locations.  

 Security camera installation locations. 

 A lighting plan showing all proposed exterior lighting fixtures and 

specifications, including security lighting. 

 A photometric study. Lighting levels on the property including the 

parking lot shall be adequate for safety and security purposes 

(generally, at least 1.0 foot candle), lighting design and layout 

shall minimize light spill at the property line and glare shields may 

be required to prevent light spill. 

 6.  No signage shall be installed until the owner/operator or its designated 
contractor has obtained permits required from the City. Business 
identification signage shall be limited to that needed for identification 
only. Business identification signage shall not include any references to 
cannabis, whether in words or symbols.  All signs shall comply with the 
CMMC.   

 7.  Each entrance to a cannabis retail business shall be visibly posted with 
one clear and legible notice up to twelve (12) inches by eighteen (18) 
inches in size, indicating that smoking, ingesting, or otherwise consuming 
cannabis on the premises or in the areas adjacent to the cannabis 
business is prohibited. The word “cannabis” is allowed to be used up to 
two times on each of these specific notices. Letter height in the notice 
shall be limited to up to two (2) inches in size. All notice lettering shall be 
the same font and color. 

 8.  The plans and business operator shall comply with the requirements of 
the applicable California Fire Code, including any referenced standards 
as amended by the City of Costa Mesa. 

 9.  Obtain a permit from the City of Costa Mesa, Engineering Division, at the 
time of development and then reconstruct P.C.C. driveway approach per 
City of Costa Mesa Standards as shown on the Offsite Plan to comply 
with A.D.A. Location and dimensions are subject to the approval of the 
Transportation Services Manager. 

 10.  The applicant shall submit a Traffic Impact Fee to the Transportation 
Division prior to issuance of building permits. The fee is required in an 
amount determined by the Transportation Division pursuant to the 
prevailing schedule of charges adopted by the City Council. The fee is 
calculated with consideration of standardized trip generation ratios for 
proposed uses and includes credits for existing uses. The estimated 
Traffic Impact Fee for this application is $28,670.00. The fee will be 
calculated at the time of issuance of building permits and based upon the 
prevailing schedule of charges in effect at that time. 

 11.  Construction documents shall include a temporary fencing and temporary 
security lighting exhibit to ensure the site is secured during construction 
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and to discourage crime, vandalism, and illegal encampments. 

 
Prior to Issuance of a Certificate of Use/Occupancy 
 
 1.  The operator, contractors, and subcontractors must have valid business 

licenses to do business in the City of Costa Mesa.  Final occupancy and 
utility releases will not be granted until all such licenses have been 
obtained. 

 
 
Prior to Issuance of Cannabis Business Permit 
 
 1.  The applicant shall contact the Planning Division for a facility inspection 

and provide a matrix of conditions of approval explaining how each was 
met prior to issuance of a Cannabis Business Permit. 

 2.  The applicant shall pay the Planning Commission public notice fee ($1 
per notice post card) and the newspaper ad publishing cost. 

 3.  The final Security Plan shall be consistent with the approved building 
plans. 

 4.  Each entrance to the business shall be visibly posted with a clear and 
legible notice stating the following: 
a. That smoking, ingesting, or otherwise consuming cannabis on the 

premises or in the areas adjacent to the cannabis business is 
prohibited; 

b. That no person under the age of twenty-one (21) years of age is 
permitted to enter upon the premises of the cannabis business unless 
the business holds a retail medical cannabis license (M-license) 
issued by the state; 

c. That loitering by persons outside the facility both on the premises and 
within fifty (50) feet of the premises is prohibited; and 

d. The premise is a licensed cannabis operation approved by the City of 
Costa Mesa. The City may also issue a window/door sticker, which 
shall be visibly posted. 

 5.  The owner/operator shall obtain and maintain at all times during the term 
of the permit comprehensive general liability insurance and 
comprehensive automotive liability insurance protecting the permittee in 
an amount of not less than two million dollars ($2,000,000.00) per 
occurrence, combined single limit, including bodily injury and property 
damage and not less than two million dollars ($2,000,000.00) aggregate 
for each personal injury liability, products-completed operations and each 
accident, issued by an insurance provider admitted and authorized to do 
business in California and shall be rated at least A-:viii in A.M. Best & 
Company's Insurance Guide.  Such policies of insurance shall be 
endorsed to name the City of Costa Mesa as an additional insured. Proof 
of said insurance must be provided to the Planning Division before the 
business commences operations.  Any changes to the insurance policy 
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must be submitted to the Planning Division within 10 days of the date the 
change is effective. 

 6.  The applicant shall submit an executed Retail Cannabis Business Permit 
Defense and Indemnity Agreement on a form to be provided by the City. 

 7.  The applicant shall post signs within the parking lot directing the use of 
consideration such as no loud voices, loud music, revving car engines, 
etc. The language of the parking lot signs shall be reviewed and approved 
by the Planning Division prior to installation. 

 
Operational Conditions 
 
 1.  No product deliveries to the facility shall occur after 10:00 PM and before 

7:00 AM. 
 2.  Onsite sales hours of operations are limited to 7:00 AM to 10:00 PM 

Monday through Sunday. 
 3.  The applicant shall submit an updated delivery vehicle list each quarter 

with the quarterly update to the employee roster which is required 
pursuant to the CBP.  The number of delivery vehicles parked onsite shall 
not exceed the number of available onsite surplus parking spaces. 
Delivery vehicles shall not be parked on City streets. 

 4.  At least one security guard will be onsite during business operation, unless 
directed by the Chief of Police or designee to maintain a security guard 
twenty-four (24) hours per day; 

 5.  The operator shall maintain free of litter all areas of the property under which 
applicant has control. 

 6.  The use shall be conducted, at all times, in a manner that will allow the 
quiet and safe enjoyment of the surrounding neighborhood. The operator 
shall institute appropriate security and operational measures as necessary 
to comply with this requirement. 

 7.  If parking shortages or other parking-related problems develop based on 

the operations approved under this application, the business owner or 

operator will be required to institute appropriate operational measures 

necessary to minimize or eliminate the problem in a manner deemed 

appropriate by the Director of Economic and Development Services or 

designee.  Temporary or permanent parking management strategies 

include, but are not limited to, reducing operating hours of the business, 

hiring an additional employee trained in traffic control to monitor parking 
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lot use and assist with customer parking lot circulation, and offering 

discounts for online and phone orders.  

 8.  While working, employees shall not park on residential streets unless doing 

so temporarily to make a cannabis delivery. 

 9.  All employees must wear an identification badge while on the premises of 
the business, in a format prescribed by the City Manager or designee.  
When on the premises, badges must be clearly visible and worn on 
outermost clothing and above the waist in a visible location. 

 10.  The operator shall ensure that all vehicles are properly maintained, all 
delivery drivers have a good driving record, and each driver conducts a 
visual inspection of the vehicle at the beginning of each shift.  

 11.  The operator shall ensure that deliveries are grouped to minimize total 
vehicle trips.  

 12.  During each delivery stop, the delivery vehicle shall be parked in a safe 
manner (i.e., not impeding traffic circulation), the engine shall be turned off 
and the vehicle shall be locked. 

 13.  Delivery/vendor vehicle loading and unloading shall only take place within 
direct unobstructed view of surveillance cameras, located in close proximity 
to the limited access entry door, as shown on an exhibit approved by the 
Director of Economic and Development Services or designee. No loading 
and unloading of cannabis products into or from the vehicles shall take place 
behind the building, in the alley, or outside of camera view. The security 
guard shall monitor all on-site loading and unloading of vehicles. Video 
surveillance cameras shall be installed on the exterior of the building with 
direct views of the vendor entry door and the entire parking lot. Any 
modifications or additional vehicle loading and unloading areas shall be 
submitted to the Director of Economic and Development Services or 
designee for approval. 

 14.  Delivery/vendor vehicle standing, loading and unloading shall be 
conducted so as not to interfere with normal use of streets, sidewalks, 
driveways, and alleys. 

 15.  The sale, dispensing, or consumption of alcoholic beverages on or about 
the premises is prohibited. 

 16.  No outdoor storage or display of cannabis or cannabis products is 
permitted at any time. 

 17.  Cannabis shall not be consumed on the property at any time, in any form. 

 18.  The owner/operator shall prohibit loitering on and within fifty (50) feet of 
the property. 

 19.  No cannabis or cannabis products, or graphics depicting cannabis or 
cannabis products, shall be visible from the exterior of the property, or on 
any of the vehicles owned or used as part of the cannabis business. 

 20.  The owner or operator shall maintain air quality/odor control devices by 
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replacing filters on a regular basis, as specified in the manufacturer 
specifications. 

 21.  If cannabis odor is detected outside the building, the business owner or 
operator shall institute corrective measures necessary to minimize or 
eliminate the problem in a manner deemed appropriate by the Director of 
Economic and Development Services.  

 22.  Cannabis liquid or solid waste must be made unusable and 
unrecognizable prior to leaving a secured storage area and shall be 
disposed of at facility approved to receive such waste. No cannabis 
products shall be disposed in the exterior trash enclosure. If any damaged 
or expired cannabis products must be disposed, the owner or operator 
shall return the damaged or expired cannabis products to the original 
licensed distributor or vendor and follow all applicable State and City 
regulations. 

 23.  Each transaction involving the exchange of cannabis goods between the 
business and consumer shall include the following information: (1) Date and 
time of transaction; (2) Name and employee number/identification of the 
employee who processed the sale; (3) List of all cannabis goods purchased 
including quantity; and (4) Total transaction amount paid. 

 24.  All cannabis products shall be secured in a locked container during 
transportation between the facility and delivery and vendor vehicles. Prior to 
a vendor’s arrival, vendors are required to give notice to facility personnel. 
Upon arrival, authorized facility personnel shall escort the vendor to the 
facility. 

 25.  A staff person shall be required to periodically monitor the exterior including 
the parking lot, especially during the evening, to ensure customers and 
vendors are using consideration when entering or leaving the business.  

 26.  Employees, customers, vendors, etc. are prohibited from parking, loading 
vehicles, or unloading vehicles in the alley. 
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LAW OFFICES OF CRAIG S. WASSERMAN​
12362 BEACH BLVD., SUITE 15​

STANTON, CA 90680​
(714) 799-0543​

(714) 799-5504 FAX​
wasslaw@sbcglobal.net 

March 18, 2025 

Response to Appeal of Conditional Use Permit (PCUP-24-0011) – Green Mart 

City of Costa Mesa​
Attn: Honorable Mayor John Stephens & City Council Members​
77 Fair Drive​
Costa Mesa, CA 92626 

Subject: Response to Appeal of Conditional Use Permit (PCUP-24-0011) – Green Mart 

Dear Honorable Mayor Stephens and Members of the City Council, 

I am writing to respectfully respond to the appeal filed against the February 24, 2025, Planning 
Commission approval of Conditional Use Permit (PCUP-24-0011) for Green Mart at 1912 
Harbor Boulevard. 

As you are aware, the City of Costa Mesa has followed all proper procedures in reviewing and 
approving this CUP. The Planning Commission conducted a thorough and transparent review 
process, holding the required public hearing where community members, including the 
appellant, had the opportunity to raise concerns. After carefully considering the city staff report, 
the Planning Commission determined that the staff’s recommendation for approval met all 
applicable zoning and operational requirements. 

Furthermore, the applicant has fully complied with all Planning Department requirements 
throughout this process, addressing all necessary conditions and working within the framework 
of the City's regulations. The application was properly vetted, and the CUP was granted in 
accordance with the established municipal code and land use policies. 

The appeal does not introduce any new substantive facts that were not already discussed and 
carefully evaluated by the Planning Staff and voted on by the Planning Commission. Concerns 
such as parking, circulation, and neighborhood compatibility were extensively reviewed, and the 
conditions of approval ensure that the project will operate responsibly and in harmony with 
surrounding businesses. 
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Additionally, the false and misleading character attacks included in the appeal are completely 
ridiculous and have already been addressed by the Planning Commission. These personal 
attacks do not belong in a legitimate land use appeal and should not be considered in the 
evaluation of this CUP.  The applicant is a licensed member of the CA bar and has successfully 
passed the required Live Scan by the California Department of Justice and Federal Bureau of 
Investigation.    The focus should remain on the merits of the application and the thorough 
review process already conducted. 

We appreciate the City’s commitment to a fair and consistent permitting process, and we 
respectfully urge the Council to uphold the Planning Commission’s decision based on the 
comprehensive record already established. A consistent and predictable application of land use 
regulations benefits the business community and ensures confidence in the City's 
decision-making process. 

Thank you for your time and consideration. Please do not hesitate to reach out if additional 
information is needed. 

Respectfully submitted,  

​
Craig S. Wasserman, Esq.  

cc: Keith M. Scheinberg, Esq. 
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PLANNING COMMISSION 
AGENDA REPORT  
MEETING DATE:  February 24, 2025           ITEM NUMBER: PH-3     

SUBJECT: CONDITIONAL USE PERMIT PCUP-24-0011 FOR A RETAIL 
CANNABIS STOREFRONT BUSINESS WITH DELIVERY (“GREEN 
MART”) LOCATED AT 1912 HARBOR BOULEVARD 

FROM:  ECONOMIC AND DEVELOPMENT SERVICES 
DEPARTMENT/PLANNING DIVISION  
 

PRESENTATION BY:     MICHELLE HALLIGAN, SENIOR PLANNER 
                                 
FOR FURTHER 
INFORMATION 
CONTACT: 
 

MICHELLE HALLIGAN 
714-754-5608 
Michelle.Halligan@costamesaca.gov 

 
RECOMMENDATION: 
 
Staff recommends the Planning Commission:  
 

1. Find that the project is categorically exempt from the provisions of the California 
Environmental Quality Act (CEQA) pursuant to Section 15301 (Class 1) Existing 
Facilities; and 
 

2. Approve Conditional Use Permit PCUP-24-0011 based on findings of fact and 
subject to the conditions of approval as contained in the Resolution.  

 
APPLICANT OR AUTHORIZED AGENT: 
 
The applicant is Keith Scheinberg on behalf of RDK Group Holdings, LLC and the 
property owner, Dave Ruffel. 
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PLANNING APPLICATION SUMMARY 
 

Location: 1912 Harbor Boulevard Application Number: PCUP-24-0011 
Request:   PCUP-24-0010 is for a Conditional Use Permit for the establishment of a cannabis retail storefront 

with delivery. 
 
SUBJECT PROPERTY: SURROUNDING PROPERTY: 

Zone:   C1 (Local Business District)   North: C1 (Local Business District) 
General Plan:   Commercial Residential   South: C1 (Local Business District) 

Lot Dimensions:   50’ x 130’   East: PDC (Planned Development 
Commercial) 
C2 (General Commercial) 

Lot Area:   6,500 SF   West: C2 (General Commercial) 
Existing 
Development:   

The property is developed with a 2,400-square-foot single-story commercial building. 

 
DEVELOPMENT STANDARDS COMPARISON 

 
Development Standard Required/Allowed 

C1 Zone 
Provided/Proposed 

Building Height 2 stories/30’ 1 story/12’-8” 
Setbacks:   
    Front 20’ 60’-5” 
    Side  15’/0’ 6’/0’ 1  
    Rear 0’ 4’-9” 
   
Landscape Setback – front  20’ 0 1 
Parking 75 57 1,2 
Floor area ratio (FAR) 0.20 0.37 1 

 
1: Landscape setback, one side setback, parking, and FAR are legal nonconforming 
2: The subject site shares a surface parking lot with five adjacent properties. The proposed parking count 

includes a bike rack credit of one space. Under AB 2097, the project is located within a half-mile of a major 
transit stop and is therefore exempt from the City’s parking requirements. 

CEQA Status Exempt per CEQA Guidelines Section 15301 (Class 1, Existing Facilities) 
Final Action Planning Commission 

 
BACKGROUND 
 
The subject property is an approximate 6,500-square-foot site located at 1912 Harbor 
Boulevard. The midblock site has street frontage on Harbor Boulevard and is located 
between 19th Street and Bernard Street. A 20-foot-wide alley with access from Harbor 
Boulevard and West 19th Street also provides access to the rear of the subject property 
(including access to several parking spaces in a shared parking lot). The site is zoned 
C1 (Local Business District) and is surrounded by C1 properties to the north and south. 
There is a property zoned PDC (Planned Development Commercial) and a property 
zoned C2 (General Commercial) located to the east and Properties located to the west 
across Harbor Boulevard are zoned C2 (General Commercial). The site has a General 
Plan Land Use Designation of Commercial Residential.  
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Existing development on the subject property consists of a 2,400-square-foot, one-
story commercial building (see the below Image 1) with surface parking located in the 
front and rear of the building. Vehicular access to the site is provided by three common 
access driveways from Harbor Boulevard. The proposed cannabis retail establishment 
with delivery (“Green Mart”) would occupy the entire building. Although currently 
vacant, the previous tenant was a barbeque equipment store. The subject property is 
located along one of the City’s primary commercial corridors which includes a variety 
of uses. Neighboring uses include, but are not limited to, retail stores, offices, medical 
offices, car dealerships, residences, and a cannabis storefront.  
 

Image 1 – Existing Condition, 1912 Harbor Boulevard 
 

 
 

 
Non-Conforming Development 
 
The existing development is legal nonconforming in terms of a side-setback, 
landscaping, parking, and floor area ratio, and therefore is subject to the 
nonconforming provisions of the Costa Mesa Municipal Code Section 13-204. Pursuant 
to this code section, a conforming use may be located on a nonconforming property 
as long as the new site modifications do not result in greater site nonconformities, and 
proposed improvements bring the site into greater conformance with Code 
requirements.  
 
Improvements would be made to bring this structure into compliance with current 
building and safety codes; however, and as specifically allowed by the CMMC, the 
existing site nonconformities can remain pursuant to the City’s legal nonconforming 
provisions. The applicant is proposing to bring the property into closer conformance 
by removing an unpermitted 145-square-feet enclosed area, adding a bike rack for a 
credit of one parking space, and adding 274-square-feet of landscaping. Proposed 
improvements are further described later in this report.  
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City of Costa Mesa Medical Marijuana Measure (Measure X) and Costa Mesa Retail 
Cannabis Tax and Regulation Measure (Measure Q) 
 
In November 2016, Costa Mesa voters approved Measure X, allowing medical cannabis 
manufacturing, packaging, distribution, research and development laboratories, and 
testing laboratories in “Industrial Park” (MP) and “Planned Development Industrial” (PDI) 
zoned properties north of South Coast Drive and west of Harbor Boulevard (“The Green 
Zone,” excluding the South Coast Collection property located at 3303 Hyland Avenue). 
Measure X provisions are included in Titles 9 and 13 of the CMMC. 
 
In 2018, non-medical adult use cannabis became legal in California under the State’s 
Medicinal and Adult-Use Cannabis Regulation and Safety Act (Proposition 64). On April 
3, 2018, the City Council adopted Ordinance No. 18-04 to allow non-medical cannabis 
facilities in the same manner and within the same geographic area as were previously 
allowed pursuant to Measure X. 
  
On November 3, 2020, Costa Mesa voters approved Measure Q, the Costa Mesa Retail 
Cannabis Tax and Regulation Measure. This measure allowed the City to adopt 
regulations permitting cannabis storefront retail (dispensaries) and non-storefront retail 
(delivery) within the City subject to numerous operational requirements. On June 15, 
2021, the City Council adopted Ordinances No. 21-08 and No. 21-09 to amend Titles 9 
and 13 of the CMMC to establish regulations for legal cannabis storefront and non-
storefront uses. A “non-storefront” retailer sells packaged cannabis goods to customers 
through direct delivery. On May 7, 2024, the City Council adopted Ordinances No. 24-
03 and No. 24-04 to amend the City’s retail cannabis provisions in Titles 9 and 13. 
 
Cannabis Business Permit (CBP) Application Process 
 
The process to establish a retail cannabis business is subject to an extensive submittal 
and application review procedure. Pursuant to the CMMC, retail cannabis applicants 
must obtain the following City approvals and obtain State approval before conducting 
business in Costa Mesa: 

• Pre-Application Determination; 
• CBP Notice to Proceed; 
• Conditional Use Permit (CUP); 
• Building Permit(s);  
• Final City Inspections; 
• CBP Issuance; and 
• City Business License. 

The “Pre-Application Determination” includes staff review of a detailed applicant letter 
that describes the proposed business, an existing site plan, statement attesting that 
there is/has been no unpermitted cannabis activity at the site within one year, and a 
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detailed map demonstrating the proposed storefront’s distance from regulated 
sensitive uses. Staff also conducts a site visit at this time. Planning staff has completed 
the aforementioned pre-application review, visited the site, and issued a letter 
indicating that the application complies with the City’s required separation distances 
from sensitive uses and may proceed to submittal of a CBP. 
 
Following completion of the pre-application review, the applicant submitted a CBP 
application for the initial phase of the CBP review. Staff’s initial CBP review includes: 

• A background check of the business owner(s)/operator(s); 
• An evaluation of the proposed business plan (including a capitalization analysis); 

and 
• An evaluation of the proposed security plan by the City’s cannabis security 

consultant, HdL Companies (HdL).  

The applicant successfully passed these evaluations and staff issued a “CBP Notice to 
Proceed,” which allows the applicant to submit a CUP application. 
  
The CUP application and required supportive materials were submitted by the 
applicant and reviewed for conformance with City standards and regulations by the 
Planning Division, Building Division, Public Works Department (including 
Transportation and Engineering Divisions), Fire Department, and Police Department. 
If the Planning Commission approves the CUP, the applicant may then begin the 
remaining steps of the CBP process, which include: 
 

• Obtaining building permits; 
• Completing tenant improvements; and 
• Demonstrating through various City reviews/inspections that all conditions of 

approval have been satisfied, and that all other requirements of the CMMC have 
been met.  

After passing the final City and HdL inspections, the CBP can be issued. CBP approval 
is valid for a two-year period and must be renewed (every two years) prior to expiration. 
During the two-year CBP period, the Community Improvement Division (CID), along with 
other City staff, will conduct site inspections to verify that the business is operating in 
compliance with CUP and CBP requirements. Violations identified during site inspections 
may be grounds for revocation of issued permits or non-renewal of a CBP. 
 
After obtaining the CBP, the applicant would apply for and obtain a City Business License 
through the City’s Finance Department. Lastly, the applicant must obtain the appropriate 
license from the State Department of Cannabis Control (DCC) prior to operating. 
 
Cannabis retail businesses are subject to a City established seven-percent gross receipts 
tax, which must be paid to the City of Costa Mesa’s Finance Department. Records and 
revenues are audited regularly by the Finance Department and HdL Companies. 
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DESCRIPTION  
 
Conditional Use Permit application PCUP-24-0011 is a request to allow a 2,400-square-
foot retail cannabis storefront with delivery in an existing commercial building at 1912 
Harbor Boulevard. The affiliated State license is a Type 10 “storefront retailer” license. 
If the CUP is approved and the operator also obtains a CBP, City Business License, and 
State license, the business would be allowed to sell pre-packaged cannabis and pre-
packaged cannabis products to customers onsite and by delivery, subject to conditions 
of approval and other City and State requirements.  
 
ANALYSIS 
 
Conditional Use Permit Required 
 
Pursuant to CMMC Sections 13-28(B) and 13-200.93(c)(1), subject to the approval of the 
Planning Commission, a CUP is required for the establishment of cannabis retail 
storefronts in a commercial zone. To obtain a CUP, an applicant must show that the 
proposed use is compatible with the City’s applicable zoning and General Plan 
provisions/policies/findings, and will not be detrimental to public health, safety, and 
welfare.  
 
The subject site is located within a commercial zone (C1 – Local Business District) where 
commercial development is allowed to include retail uses. As defined in the CMMC, “This 
district is intended to meet the local business needs of the community by providing a 
wide range of goods and services in a variety of locations throughout the City”. Pursuant 
to the CMMC, cannabis retail storefronts are subject to extensive regulation (as further 
described in this report). These regulations are adopted to prevent land use 
inconsistencies with adjacent properties. Pursuant to the CMMC, the approval of a CUP 
requires that the Planning Commission make findings related to neighborhood 
compatibility, health and safety, and land use compatibility. Proposed uses subject to 
CUPs will generally have site-specific conditions of approval to ensure the required 
findings can be met. A detailed project analysis regarding CUP findings is provided 
below in this report. 
 
Separation Requirements  
 
The proposed project location was evaluated based on the separation requirements in 
effect during the pre-application submittal. At that time, CMMC Section 13-200.93(e) 
stipulated that no cannabis retail storefront use shall be located within 1,000 feet from a 
K-12 school, playground, licensed child daycare, or homeless shelter, or within 600 feet 
from a youth center as defined in CMMC Title 9, Chapter VI, Section 9-485, that is in 
operation at the time of submission of a completed application.  
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Additionally, on June 7, 2024, the City Council adopted Ordinance No. 2024-03, 
amending Title 13 pertaining to cannabis storefronts. Among other local cannabis 
regulatory changes, the amendment included increasing the minimum distance between 
a cannabis storefront and youth center from 600 to 1,000 feet and established a minimum 
separation of 250 feet between a cannabis storefront and properties zoned for residential 
use (no minimum distance was required prior). The subject site is located more than 
1,000 feet from a youth center and approximately 27 feet from a property zoned PDC 
(Planned Development Commercial), where a master plan allowed the development of 
multifamily residences and a parking structure. However, the project location was 
determined to be in compliance with the separation requirements prior to the effective 
date of the revised Ordinance, and therefore the project is exempted from recently 
adopted changes regarding minimum distance from a property zoned for residential use.  
 
All separation distances are measured in a straight line (“as the crow flies”) from the 
“premises” where the cannabis retail use is to be located to the closest property line of 
the sensitive use(s) (with the exception of playgrounds). For playgrounds, the property 
line is a 30-foot radius from the exterior physical boundaries of the playground 
equipment area. Premises is as defined in the State’s Business and Professions Code 
Section 26001 as the designated structure or structures and land specified in the 
application that is owned, leased, or otherwise held under the control of the applicant or 
licensee where the commercial cannabis activity will be or is conducted. The premises 
shall be a contiguous area and shall only be occupied by one licensee. Therefore, the 
premises only include the retail cannabis activity areas (including sales, storage, back-of-
house and/or other ancillary areas) and excludes the parking lot and other areas that are 
not part of the area licensed by the State for commercial cannabis activity. The subject 
site complies with required separations from sensitive uses.  
 
Exterior Improvements 
 
The applicant proposes to update the commercial building into conformance with the 
Building Code, and improve the building façade with new awnings, doors, and paint.  
Other proposed or conditioned exterior improvements include: 
 

• Restriping the parking lot at 1912 Harbor Boulevard to be compliant with the City’s 
Parking Design Standards; 

• Constructing a drive approach on the property that is consistent with the City’s 
Public Works Standards; 

• Removing the unpermitted enclosure and securing the space with a wrought iron 
or similar fencing material; 

• Adding a bicycle rack to encourage multi-modal transportation; 
• Adding irrigated landscaping planters to include at least one new 24-inch box tree 

and live, drought-tolerant plants. A detailed landscaping plan would be reviewed 
during the building plan check process; and 

• Installing security lighting and surveillance cameras.  
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Proposed business signs would be reviewed and permitted separately per the City’s sign 
code requirements. Pursuant to Condition of Approval No. 6 (Prior to Issuance of Building 
Permits), business signage shall not include references to cannabis, whether in words or 
symbols. A rendering of the proposed exterior is provided in Image 2. 
 

Image 2 – Proposed Exterior 
 

 
 
Interior Tenant Improvements 
 
The proposed interior remodel includes improvements such as, but not limited to, 
demolishing existing demising walls, construction of new walls, constructing a second 
restroom, adding commercial showroom finishes, and installation of an odor control 
system. A proposed floor area summary is provided in Table 1.   
 

Table 1 – Floor Plan Summary 
 

Operational Area Square Feet 
Lobby 138 

Retail Area 1,196 

Receiving 80 

Storage 342 

Offices 200 

Breakroom 100 

Restrooms 120 

Hallways 224 

Total 2,400 
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Customer and Employee Access  
 
Customer access would be limited to the lobby and retail area. Customer circulation 
into the proposed establishment includes entering the licensed premise through the 
door fronting Harbor Boulevard into the lobby. An employee would verify the 
customer’s identity and age before allowing the customer to enter the retail sales area. 
After a customer’s identity and age is verified and their transaction is completed, they 
must exit the retail sales area through an exit directly into the lobby. Customers would 
have to leave the premise through the front door. As further conditioned, staff and a 
security guard would monitor the area to ensure that customers are following 
regulations.  
 
All other areas of the premises would be accessible only to employees with the proper 
security credentials. Employees would enter through the customer entrance or two 
access-controlled entrances that lead directly into the back-of-house area. Employees 
would be able to exit through the access-controlled doors or through the main 
entrance/exit. 
 
Vendor Delivery Operations and Access 
 
All vendors (licensed distributors) will have pre-committed arrival times set by the 
storefront’s operational managers for product delivery. A limited access (secured) door 
is located on the south side of the building. All vendor vehicles will load and unload at 
the closest non-accessible parking space located approximately 45 feet from the limited 
access door. Vendors would only be allowed to enter the premise while accompanied by 
an employee with the proper security credentials. The access-controlled door, product 
path of travel, and vehicle loading/unloading area would be under camera surveillance 
at all times.  
 
Storefront Operations  
 
The proposed business is required to comply with the City’s adopted retail storefront 
operational requirements as follows: 

• Display State license, CBP, and City business license in a conspicuous building 
location; 

• The hours of operations are limited to 7:00 AM to 10:00 PM Monday through 
Sunday; 

• Shipments of cannabis goods may only be accepted during regular business 
hours; 

• Cannabis inventory shall be secured using a lockable storage system during non-
business hours; 

• At least one licensed security guard shall be on premises during business hours;  
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• The premises and the vicinity must be monitored by security and/or other staff to 
ensure that patrons immediately leave and do not consume cannabis onsite or 
within close proximity. The CMMC prohibits the consumption of cannabis or 
cannabis products in public areas; cannabis consumption is limited to non-
public areas, such as within a private residence. State law further prohibits 
cannabis consumption and open container possession within 1,000 feet of 
sensitive uses and while riding in or driving a vehicle; 

• There must be continuous video monitoring and recording of the interior and 
exterior of the premises;  

• Adequate security lighting shall be provided and shall be designed to prevent 
offsite light spill; 

• Onsite sales of alcohol or tobacco products and on-site consumption of alcohol, 
cannabis, and tobacco products is prohibited; 

• No one under the age of 21 is allowed to enter the premises. If the business holds 
a retail medical cannabis license (M-license) issued by the State, persons over the 
age of 18 may be allowed with the proper medical approvals i.e. physician’s 
recommendation or medical card pursuant to CMMC Section 9-495(h)(6);  

• Prior to employment, all prospective employees must successfully pass a 
background check conducted by the City, and the employee must obtain a City 
issued identification badge; 

• Customers are only granted access to the retail area after their age and identity 
has been confirmed by an employee; 

• Each transaction involving the exchange of cannabis goods between the business 
and consumer shall include the following information:  
o Date and time of transaction; 
o Name and employee number/identification of the employee who 

processed the sale; 
o List of all cannabis goods purchased including quantity; and 
o Total transaction amount paid. 

• There must be video surveillance of the point-of-sale area and where cannabis 
goods are displayed and/or stored; 

• Cannabis products shall not be visible from the exterior of the building;  
• Free samples of cannabis goods are prohibited; 
• When receiving new inventory from licensed distributors, employees will verify the 

distributor’s identity and license prior to allowing them to enter the facility through 
an access-controlled door. After distributor’s credentials have been confirmed, an 
employee will escort the distributor to the shipping and receiving area and remain 
with them throughout the process;  

• Cannabis goods to be sold at this establishment (either storefront or delivery) must 
be obtained by a licensed cannabis distributor and have passed laboratory 
testing;  

• Cannabis product packaging must be labeled with required test results and batch 
number;  
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• Packaging containing cannabis goods shall be tamper-resistant; if packaging 
contains multiple servings, the package must also be re-sealable; 

• When processing orders for cannabis delivery, employees will collect the pre-
packaged materials, load products into a secured container and transport the 
containers to delivery vehicles outside the building. Video surveillance cameras 
will be installed with direct views of the path of travel and loading and unloading 
area. All loading and unloading of delivery vehicles will be monitored by the 
required security guard; 

• Cannabis deliveries must be made in-person by an employee of the licensed 
retailer. An independent contractor, third-party courier service, or an individual 
employed through a staffing agency would not be considered employed by the 
licensed retailer; 

• The applicant shall maintain proof of vehicle insurance for any and all vehicles 
being used to deliver cannabis goods; 

• During delivery, the employee shall maintain a physical or electronic copy of the 
delivery request and shall make it available upon request by the licensing authority 
and law enforcement officers; 

• A delivery employee shall not leave the State of California while possessing 
cannabis products and while performing their duties for the cannabis retailer; 

• The business shall maintain a list of all deliveries, including the address delivered 
to, the amount and type of product delivered, and any other information required 
by the State; 

• Any delivery method shall be made in compliance with State law, as amended, 
including use of a vehicle that has a dedicated global positioning system (GPS) 
device for identifying the location of the vehicle (cell phones and tablets are 
insufficient); 

• Signs, decals or any other form of advertisement on the delivery vehicles are 
prohibited; 

• Deliveries must be made to a physical address that is not on publicly owned land 
and cannot be a school, a day care, homeless shelter, or a youth center; and 

• A cannabis delivery employee shall not carry cannabis goods valued in excess 
of $5,000 at any time, with no more than $3,000 of cannabis goods that are not 
already part of a customer order that was processed prior to leaving the 
premises. 

 
Business Plan 
 
The applicant has submitted a detailed business plan that was evaluated by the City’s 
cannabis consultant (HdL). The business plan describes the owner’s experience, proof of 
capitalization, start-up budget, a three-year pro forma, target customers, key software, 
and daily operations. The business plan contains proprietary details and is therefore not 
included as an attachment to this staff report. The City’s cannabis consultant determined 
that the applicant’s business plan was appropriate for the proposed retail storefront use.  
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Security Plan 
 
The applicant has submitted a professionally prepared security plan for the proposed 
retail cannabis establishment. The City’s cannabis consultant reviewed the security plan 
and determined that appropriate security measures were included to address the City’s 
security requirements pursuant to CMMC Title 9, Chapter VI, and State law. In May of 
2024, the City Council adopted Ordinance No. 2024-04 amending Title 9 of the 
Municipal Code, which included a modification to the cannabis storefront security guard 
requirement from 24 hours per day to only during business hours, unless the Chief of 
Police determines otherwise. Therefore, and pursuant to the Municipal Code, staff has 
conditioned the proposed operations to provide security only during business operation, 
unless otherwise directed by the Chief of Police to maintain security twenty-four (24) 
hours per day. 
 
Since the security plan contains sensitive operational details that require limited public 
exposure to remain effective, the plan is not included as an attachment. However, the 
following is a list of general security measures that are required for all cannabis retail 
storefronts: 
 

• One security guard will be on-site during business hours, unless otherwise 
directed by the Chief of Police to have a security onsite twenty-four (24) hours per 
day; 

• All employees, including drivers, must pass a “Live Scan” background check; 
• City-issued identification badges are required for employees; 
• An inventory control system shall be maintained;  
• Exterior and interior surveillance cameras shall be monitored and professionally 

installed; 
• An alarm system shall be professionally installed, maintained, and monitored; 
• Surveillance footage must be maintained for a minimum of 90 days; 
• Cash, cannabis, and cannabis products shall be kept in secured storage areas; 
• Sensors shall be installed that detect entry and exit from all secured areas;  
• Security lighting (interior and exterior) shall be installed; 
• Emergency power supply shall be installed; 
• Employees shall be trained for use with any/all emergency equipment; 
• Delivery drivers shall be trained on delivery safety protocols; 
• Employees and vendors will be trained regarding cash and product transportation 

protocol;  
• Visitor/customer specific security measures shall be required; 
• All facility entry and exit points and locations where cash or cannabis products are 

handled or stored shall be under camera surveillance;  
• The applicant shall submit a list of all vehicles to be used for retail delivery 

purposes to the Costa Mesa Police Department. The list shall identify the make, 
model, color, license plate number, and registered owner of each vehicle. The 
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applicant shall submit an updated vehicle list each quarter with the required 
quarterly update to the employee roster pursuant to the CBP;  

• Delivery vehicle drivers shall be at least age 21, have a current driver’s license, 
successfully complete a live scan, and have a City-issued badge; and  

• The business operator shall ensure that all delivery vehicles are properly 
maintained, all delivery drivers have a good driving record, and each driver 
conducts a visual inspection of the vehicle at the beginning of a shift.   

 
Circulation and Parking  
 
Vehicular access to the aforementioned properties is provided via the shared parking 
lot and three driveways located along Harbor Boulevard. Access and parking is also 
provided at the rear of the subject property via a public alley that is accessed from 
Harbor Boulevard and West 19th Street.  
 
On December 12, 2016, the City of Costa Mesa Planning Commission approved PA-
16-65, a CUP for shared parking for the subject property and five adjacent parcels 
(1912 through 1942 Harbor Boulevard), and to allow a deviation from parking 
requirements to facilitate the expansion of an existing massage business. Pursuant to 
the CMMC Section 13-6, when there is a mixture of uses within a single development 
that share the same parking facilities, the total requirement for parking is determined 
by the Costa Mesa shared parking analysis procedures which is adopted by City 
Council Resolution. In 2016, the shared parking for the site and adjacent properties 
was considered by the Planning Commission and determined to meet the parking 
requirements pursuant to the City’s parking provisions. Further, CMMC Section 13-204 
permits that when a use is changed that requires the same amount of parking as the 
previous use, no additional parking is required. The previous and proposed use at 
1912 Harbor Boulevard are both retail uses and subject to the same parking ratio 
requirement (four spaces per 1,000 square feet of gross floor area), and therefore the 
project complies with the City’s parking standards.  
 
Lastly, Assembly Bill 2097 (AB 2097) was signed into law by Governor Newsom and 
became effective on January 1, 2023. The primary objective of this legislation is to limit 
local governments from imposing minimum parking regulations on commercial and 
residential projects that are located within 0.5 miles of a major transit stop. AB 2097 
defines “major transit stop” as an existing rail or bus rapid transit station, a ferry terminal 
served by either a bus or rail transit service, or the intersection of two or more major 
bus routes with a frequency of service interval of 20 minutes or less during the morning 
and afternoon peak commute periods. Staff reviewed the nearby public transit facilities 
and determined that the subject property is located within 0.5 miles of a major transit 
stop (near the intersection of Harbor Boulevard and W. 19th Street). Therefore, 
pursuant to AB 2097 the City of Costa Mesa cannot impose a minimum parking 
requirement on this land use entitlement.  
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As proposed and conditioned, the applicant would install a bike rack to encourage 
multimodal transportation. As also conditioned, vendor and delivery vehicles would 
schedule or coordinate arrivals (phone, text, etc.) to ensure adequate parking is 
available on the subject property, and if parking shortages or other parking-related 
problems occur that are related to the proposed cannabis storefront, the business owner 
or operator will be required to monitor the parking lot and institute appropriate 
operational measures necessary to minimize or eliminate the problem in a manner 
deemed appropriate by the Director of Economic and Development Services (see 
“Operational Conditions” of Approval No. 7 in the attached Resolution). Examples of 
parking demand management techniques include, but are not limited to, reducing 
operating hours of the business during peak hour parking lot demand periods, hiring 
an employee to monitor parking lot use and assist with customer parking lot circulation, 
encouraging delivery services to reduce in person store visits, and incentivizing 
employee carpooling/cycling/walking.  

Traffic 
 
CMMC Section 13-275(e) indicates that any increase in traffic generation by a change 
of use that is required to obtain a discretionary permit, shall be subject to review by the 
appropriate reviewing authority, which may impose fees to address increased trip 
generation. If required, the fee collected is used to fund the City’s comprehensive 
transportation system improvement program. The purpose of the program is to ensure 
that the City’s transportation system has the capacity to accommodate additional trips. 
The Citywide Traffic Impact Fee related to new and expanding developments is 
determined using estimated Average Daily Trips (ADT), which is the combined total 
number of vehicular trips both in and out of a development generated throughout an 
average weekday. The Transportation Services Division determined that the 
appropriate ADT for a cannabis retail establishment is approximately 108 trips per 
1,000 square feet based on the Institute of Transportation Engineers (ITE) 11th Edition 
Trip Generation Manual for the most similar use - “pharmacy/drug store with drive-
through”.  
 
CMMC Section 13-275(a), specifies that “a traffic impact study shall be required for all 
development projects estimated by the Public Works Department to generate one 
hundred (100) or more vehicle trip ends during a peak hour.” The highest peak hour 
trips in either the AM or PM is used to estimate the number of vehicular trips generated 
both in and out of a new or expanded development known as vehicle trip-ends during 
a peak hour. Staff reviewed and determined that the proposed use would have 8.75 
net peak hour trips and therefore does not meet the threshold of 100 peak hour trips 
requiring a traffic study. However, the proposed use would be subject to a traffic 
impact fee, which is estimated to be $28,670. The fee calculation would be finalized 
during the building permit plan check process and must be paid prior to building 
permit issuance.  
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Odor Attenuation 
 
If approved, cannabis products would arrive in State compliant packaging that is odor-
resistant sealed and remain unopened while on the premises. Pursuant to the CMMC, 
“odor control devices and techniques shall be incorporated in all cannabis businesses to 
ensure that odors from cannabis are not detectable off site”. Further, as conditioned, if 
cannabis odor is detected outside of the building or off-site, the business owner/operator 
will be required to institute further operational measures necessary to eliminate off-site 
odors in a manner deemed appropriate by the Director of Economic and Development 
Services or their designee. Lastly, cannabis products are subject to State mandated waste 
protocols and are not allowed to be disposed of in any exterior trash enclosure. 
 
Proximity to Residential 
 
Similar to many commercial areas in the City, this area is developed with a mixture of 
commercial and residential uses. To ensure compatibility with residences in the area, 
proposed project conditions and requirements include the following: 
 

• The business hours are limited from 7 AM to 10 PM; 
• Security lighting is shielded and directed down/away from adjacent properties. 

As conditioned, a photometric study would be required to be submitted during 
plan check to demonstrate that light levels are appropriate;  

• Operator shall post signs in the parking lot at 1912 Harbor Boulevard to remind 
customers and vendors to keep noise levels to a minimum (the security guard 
shall also be responsible for noise enforcement); 

• A security guard shall be onsite during hours of operation; and  
• A staff person or the security guard will regularly monitor the site’s parking lot 

to ensure that customers are quiet, turn off vehicle engines promptly, do not 
play loud music, etc. 

 
GENERAL PLAN CONFORMANCE 
 
The Costa Mesa General Plan establishes the long‐range planning and policy direction 
that guides change and preserves the qualities that define the community. The 2015-
2035 General Plan sets forth the vision for Costa Mesa for the next two decades. This 
vision focuses on protecting and enhancing Costa Mesa’s diverse residential 
neighborhoods, accommodating an array of businesses that both serve local needs and 
attract regional and international spending, and providing cultural, educational, social, 
and recreational amenities that contribute to the quality of life in the community. Over the 
long term, General Plan implementation will ensure that development decisions and 
improvements to public and private infrastructure are consistent with the goals, 
objectives, and policies contained in this Plan. 
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The following analysis evaluates the proposed project’s consistency with applicable 
policies and objectives of the 2015-2035 General Plan. 
 
1. Policy LU-1.1: Provide for the development of a mix and balance of housing 

opportunities, commercial goods and services and employment opportunities in 
consideration of the need of the business and residential segments of the community.  

 
Consistency: The proposed use would provide commercial goods, and 
employment opportunities on the subject commercial property. The Municipal 
Code, amended in 2024, allows the processing of cannabis storefront 
applications that passed the pre-application phase prior to the May 2024 
cannabis Ordinance amendments, up to 35 approvals. Currently there are 26 
approved CUPs for cannabis storefronts, of which 12 are open. The proposed 
use passed the pre-application phase prior to the May 2024, and if approved 
would not result in the exceedance of the cannabis storefront limit established 
by the City Council in 2024. 
 

2. Objective LU-6B: Encourage and facilitate activities that expand the City’s revenue 
base. 
 

Consistency: Retail cannabis uses are subject to a unique local tax that does 
not apply to other retail businesses in Costa Mesa. Retail cannabis uses are 
expected to generate increased tax revenues due to a seven-percent local tax 
on gross receipts. Most of this revenue will be used for community services 
and infrastructure improvements that serve the community. A half percent of 
the retail cannabis tax funds the City’s Arts and Culture Master Plan and 
another half percent is set aside for the City’s First Time Homebuyers Fund. 

 
3. Policy LU-6.15: Promote unique and specialized commercial and industrial districts 

within the City which allow for incubation of new or growing businesses and industries. 
 

Consistency: The proposed use is part of the specialized industry that is 
limited in Orange County. Out of 34 cities in the county, only four have 
cannabis storefronts--Costa Mesa, Laguna Woods, Santa Ana, and Stanton. 
Approval of this CUP would facilitate a business opportunity in a specialized 
and expanding industry along one of the City’s primary commercial corridors. 

 
4. Policy LU-3.1: Protect existing stabilized residential neighborhoods, including mobile 

home parks (and manufactured housing parks), from the encroachment of 
incompatible or potentially disruptive land uses and/or activities. 

 
Consistency: The subject property is located along Harbor Boulevard in an 
area categorized by a mixture of uses. As conditioned, the proposed use 
would operate during limited hours, operator would post signs regarding 
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noise in the parking lot, be required to control odor, and to provide onsite 
security during business hours, in addition to 24-hour video camera 
surveillance and other security features. The cannabis operation conditions of 
approval and the State and local cannabis regulations exceed typical 
requirements for other retail uses. 

 
FINDINGS 
 
Pursuant to Title 13, Section 13-29(g), Findings, of the Costa Mesa Municipal Code, in 
order to approve the project, the Planning Commission must find that the evidence 
presented in the administrative record substantially meets specified Conditional Use 
Permit findings as follows:  
 

• The proposed development or use is substantially compatible with developments 
in the same general area and would not be materially detrimental to other 
properties within the area.  
 
The subject site is located within a commercial zone (C1, Local Business District) 
where commercial development is specifically allowed to include retail uses. In 
addition, the property is located on one of the City’s primary commercial 
corridors that is predominantly intended for commercial uses. Pursuant to the 
CMMC, cannabis retail storefronts are permitted uses in the C1 zone and are 
subject to extensive regulation as described in this report.  
 
All retail sales would take place under the roof, no outdoor storage or sales are 
proposed nor would be allowed, and operations would be conditioned to be 
compliant with applicable local and State laws, as well as to minimize potential 
impacts on neighboring properties. Staff does not anticipate that the proposed 
retail cannabis use would be materially detrimental to uses in the vicinity such as 
restaurants, retail stores, offices, medical offices, car dealerships, and 
residences. 

 
Lastly, the proposed use would not be materially detrimental to adjacent uses 
because the project would include features to ensure compatibility such as 
following a photometric plan so security lighting is shielded from adjacent 
properties, having a security guard onsite during hours of operation, and 
implementing odor control measures. As proposed and conditioned, the retail 
cannabis use would be compatible with other properties within the area, and in 
compliance with local and State requirements. 
 

• Granting the conditional use permit will not be materially detrimental to the health, 
safety and general welfare of the public or otherwise injurious to property or 
improvements within the immediate neighborhood.  
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The proposed cannabis retail storefront use would follow safety measures detailed 
in a professionally-prepared security plan. The security plan was evaluated for 
compliance by the City’s cannabis consultant, HdL. Measures designed to 
maintain safety at the site include, but are not limited to, at least one security guard 
that would be onsite during the hours of operation and security devices shall be 
installed before operation. Examples of security devices include window and door 
alarms, motion-detectors, limited access areas, and a monitored video 
surveillance system covering all exterior entrances, exits, and all interior limited 
access spaces. In addition, the business employees, including part-time staff, 
must pass a live scan background check and obtain an identification badge from 
the City that indicates they have passed certain employee requirements. The 
conditions of approval include, but are not limited to, the aforementioned security 
measures to ensure that the use would not be materially detrimental to the health, 
safety and general welfare of the public or be otherwise injurious to property or 
improvements within the immediate neighborhood.  

• Granting the conditional use permit will not allow a use, density or intensity which 
is not in accordance with the General Plan designation and any applicable specific 
plan for the property.  
 
The property has a General Plan land use designation of “Commercial 
Residential”. The intent of this land use designation is to allow a mix of 
commercial and residential uses. As stated in the General Plan Land Use 
Element, the City’s commercial designations “accommodate a full range of 
commercial activity present and desired in Costa Mesa.” The proposed 
storefront is consistent with General Plan policies related to providing a mixture 
of commercial goods, services, and employment opportunities; expanding the 
City’s tax base; and promoting the incubation of specialized businesses. The 
City’s General Plan sets forth long-term policies that guide future development, 
whereas the Zoning Ordinance implements general plan policies through 
detailed development regulations, such as specific use types and building 
standards. Therefore, in determining General Plan compliance for the proposed 
cannabis retail storefront use, a comparison of the proposed use with the use, 
density and intensity allowed by the applicable zoning district is required. In this 
case, the applicable zoning district is “Local Business District” (C1). A variety of 
commercial uses are allowed in the C1 zone, including a retail cannabis 
storefront, subject to a CUP. No additional square footage is proposed; 
therefore, the proposed use would not increase the floor area ratio (building 
intensity) or increase the number of residential units onsite (density). 
 
The subject site is located within the boundaries of the 19 West Urban Plan. The 
Urban Plan establishes an overlay that allows commercial and residential mixed-
use development on properties with a minimum size of one-acre through a 
Master Plan, where such development is not permitted by the underlying 
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zoning. The proposed project is not a mixed-use development and therefore is 
not utilizing any provisions of the 19 West Specific Plan.  

 
 
ENVIRONMENTAL DETERMINATION 
 
The project is categorically exempt from the provisions of the California Environmental 
Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301, for the permitting 
and/or minor alteration of Existing Facilities, involving negligible or no expansion of 
the existing or prior use. This project site contains an existing commercial building that 
has been used historically for commercial activities. The application does not propose 
an increase in commercial floor area or otherwise expand the prior commercial use. 
The project is consistent with the applicable General Plan land use designation and 
policies as well as with the applicable zoning designation and regulations. 
Furthermore, none of the exceptions that bar the application of a categorical 
exemption pursuant to CEQA Guidelines Section 15300.2 applies. Specifically, the 
project would not result in a cumulative impact; would not have a significant effect on 
the environment due to unusual circumstances; would not result in damage to scenic 
resources; is not located on a hazardous site or location; and would not impact any 
historic resources.  
 
ALTERNATIVES 
 
The Planning Commission can consider the following decision alternatives: 
 
1. Approve the project.  The Planning Commission may approve the project as 

proposed, subject to the conditions outlined in the attached Resolution.  
 

2. Approve the project with modifications.  The Planning Commission may suggest 
specific changes that are necessary to alleviate concerns. If any of the additional 
requested changes are substantial, the hearing could be continued to a future 
meeting to allow a redesign or additional analysis. In the event of significant 
modifications to the proposal, staff will return with a revised Resolution 
incorporating new findings and/or conditions. 

 
3. Deny the project.  If the Planning Commission believes that there are insufficient 

facts to support the findings for approval, the Planning Commission must deny the 
application, provide facts in support of denial, and direct staff to incorporate the 
findings into a Resolution for denial.  If the project is denied, the applicant could 
not submit substantially the same type of application for six months. 
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LEGAL REVIEW 
 
The draft Resolution and this report have been approved as to form by the City Attorney’s 
Office. 

PUBLIC NOTICE 
 
Pursuant to Title 13, Section 13-29(d) of the Costa Mesa Municipal Code, three types 
of public notification have been completed no less than 10 days prior to the date of 
the public hearing: 

1. Mailed notice.  A public notice was mailed to all property owners and occupants 
within a 500-foot radius of the project site. The required notice radius is measured 
from the external boundaries of the property.  
 

2. On-site posting.  A public notice was posted on each street frontage of the project 
site. 

 
3. Newspaper publication. A public notice was published once in the Daily Pilot 

newspaper. 

As of the date this report was circulated, no public comments have been received. Any 
public comments received prior to the February 24, 2025, Planning Commission 
meeting will be provided separately.  
 
CONCLUSION 
 
The proposed project is a retail cannabis storefront at an existing commercial property 
that is located on one of the City’s primary commercial corridors. Staff and the City’s 
cannabis consultant completed the Pre-application Determination, Business Plan and 
Security Plan evaluations, owner background checks, and thoroughly reviewed the 
CUP materials. If approved, the operation would be required to comply with all 
conditions of approval and extensive City and State regulations. 
 
If the Planning Commission approves the project, the applicant would next obtain 
building permits, complete site and building improvements, and pass City inspections 
prior to obtaining a CBP and City Business License. The CBP would be valid for two 
years and must be continuously renewed, including inspections, prior to expiration. 
During each two-year CBP period, the Community Improvement Division, along with 
other City staff, conducts site inspections to verify that the operation complies with CUP 
and CBP requirements.  
 
As proposed and conditioned, the use would be consistent with other commercial uses 
in the C1 zone, the Zoning Code, and the City’s General Plan. The required findings for 
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the CUP can be made, as described above, and therefore, staff recommends approval 
of PCUP-24-0011 subject to conditions of approval.  
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REGULAR PLANNING COMMISSION 
MONDAY, FEBRUARY 24, 2025 - MINUTES 

 
CALL TO ORDER - The Regular Planning Commission Meeting was called to order by 
Chair Jeffery Harlan at 6:00 p.m. 
 
PLEDGE OF ALLEGIANCE TO THE FLAG – Commissioner Klepack led the Pledge of 
Allegiance 
 
ROLL CALL 
Present: Chair Jefferey Harlan, Vice Chair Jon Zich, Commissioner Angely Andrade, 

Commissioner Karen Klepack, Commissioner David Martinez, Commissioner 
Johnny Rojas   

Absent:  Commissioner Robert Dickson 
 
ANNOUNCEMENTS AND PRESENTATIONS: None. 
 
PUBLIC COMMENTS – MATTERS NOT LISTED ON THE AGENDA: None. 
 
PLANNING COMMISSIONER COMMENTS AND SUGGESTIONS:  
 
Commissioner Martinez announced that the City Council has approved a contract to begin 
the rezoning process, expressing hope for progress soon. He attended CicLAvia in Los 
Angeles, an event promoting non-vehicle transportation, and hopes Costa Mesa can host 
a similar event, as Irvine has already done. He highlighted upcoming events, including an 
Active Transportation Forum in Fullerton on February 27, the Costa Mesa Sanitary District 
Citizens Advisory Committee application deadline on March 4, and a Community Bike 
Skills Workshop on March 8 at Iglesia Harbor Church. 
 
CONSENT CALENDAR:  
 

1. JULY 24, 2023 UNOFFICIAL MEETING MINUTES 
 
MOVED/SECOND: ZICH/MARTINEZ  
MOTION: Approve the Regular meeting Minutes of July 24, 2023. 
The motion carried by the following roll call vote: 
Ayes: Chair Harlan, Vice Chair Zich, Commissioner Andrade, Commissioner Klepack, 
Commissioner Martinez, Commissioner Rojas, Commissioner Rojas 
Nays: None 
Absent: Commissioner Dickson 
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Abstained: None  
Motion carried: 6-0-1 
 
------------------------------------END OF CONSENT CALENDAR------------------------------------ 
 
PUBLIC HEARINGS:  
 
Chair Harlan announced that staff requested a reordering of the agenda to hear Public 
Hearing item number 1 last and asked the Commission to make a motion to reorder the 
agenda accordingly. 
 
MOVED/SECOND: ZICH/Martinez 
MOTION: Reordering of the agenda to hear Public Hearing item number 1 last.  
The motion carried by the following roll call vote: 
Ayes: Chair Harlan, Vice Chair Zich, Commissioner Andrade, Commissioner Klepack, 
Commissioner Martinez, Commissioner Rojas, Commissioner Rojas 
Nays: None 
Absent: Commissioner Dickson 
Abstained: None  
Motion carried: 6-0-1 
 
 

2. APPEAL OF THE DIRECTOR OF DEVELOPMENT SERVICES 
DETERMINATION THAT CONDITIONAL USE PERMIT PA-21-23 TO 
ESTABLISH A CANNABIS STOREFRONT LOCATED AT 1687 ORANGE 
AVENUE (KING’S CREW) HAS EXPIRED 

 
Two ex-parte communication reported by Vice Chair Zich and Commissioner Rojas.  
 
Gabriel Villalobos, Assistant Planner, presented the item.  
 
During the discussion with staff, commissioners sought clarification on various 
aspects of the staff report, including the date it was written, details regarding the 
applicant’s appeal, and information on Southern California Edison, which the 
applicant was present to address. Questions arose about the criteria for issuing 
building permits, certificates of occupancy, and business licenses, with staff 
explaining that a certificate of occupancy could be issued without a building permit 
in cases where no significant tenant improvements were required. The process of 
assessing and collecting fees was also discussed, with staff outlining that fees are 
initially assessed and later collected in various subsequent permit review stages. It 
was confirmed that applicants are generally responsible for tracking deadlines and 
requesting extensions, and that significant tenant improvements require a reissued 
certificate of occupancy. The applicant had agreed to the conditions of approval at 
the initial hearing (including the expiration requirements). Additionally, 
commissioners inquired about requests for clean sets of plans, which were 
confirmed to have been made via email, and it was verified that all relevant 
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departments had tentatively approved the plans, pending supplemental information 
and final clean sets for stamping.  
 
The Chair opened the Public Hearing.  
 
Commissioners questioned the applicant about project delays, focusing on why a 
request for a clean set of plans was not addressed. The applicant explained that 
Southern California Edison required electrical redesigns which took about two 
months to complete, delaying their ability to submit updated plans. They also cited 
challenges with securing an encroachment permit and communication gaps with 
city staff, including a planner’s departure, which contributed to the delays. When 
asked if they had requested an extension, the applicant stated they had inquired 
about maintaining compliance with the 2020 building code but had not specifically 
sought an extension for the Conditional Use Permit, as they were unaware of its 
pending expiration. Commissioners also sought clarity on the timeline for final city-
approved plans, which the applicant estimated would have required an additional 
three months after Edison’s changes. 
 
The Chair Opened for Public Comment. 
 
Public comment:  
 
No public Comments.  
 
The Chair Closed Public Comment. 

 
The Chair closed the Public Hearing and called for a motion.  

 
MOVED/SECOND: ZICH/MARTINEZ 
MOTION: Approve staff recommendation.   
The motion carried by the following roll call vote: 
Ayes: Chair Harlan, Vice Chair Zich, Commissioner Andrade, Commissioner 
Klepack, Commissioner Martinez, Commissioner Rojas 
Nays: None 
Absent: Commissioner Dickson 
Abstained: None  
Motion carried: 6-0-1 
 

ACTION: The Planning Commission adopt a Resolution to:  
1. Find that the appeal is not subject to the California Environmental Quality Act  
per California Public Resources Code Section 15268; and  
2. Uphold the Director of Development Services determination that Conditional  
Use Permit PA-21-23 has expired pursuant to Costa Mesa Municipal Code  
Sections 13-29(k)(2) and Conditional Use Permit Condition of Approval No. 2.   
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3. CONDITIONAL USE PERMIT PCUP-24-0011 FOR A RETAIL CANNABIS 
STOREFRONT BUSINESS WITH DELIVERY (“GREEN MART”) LOCATED AT 
1912 HARBOR BOULEVARD 
 
Two ex-parte communications reported from Vice Chair Zich and Commissioner 
Andrade.  
 
Chair Harlan recused himself due to a conflict of interest.  
 
Michelle Halligan, Senior Planner presented the item.  
 
Commissioners and staff discussed several aspects of the project, including floor 
plan accessibility, traffic/circulation, parking, cannabis delivery regulations, and 
broader land use policies. Concerns were raised about whether employees could 
move between restricted and public areas without exiting the building.  
Commissioners inquired about murals, with staff noting the applicant was 
considering a green wall at this time. Questions on traffic circulation focused on 
ensuring delivery vehicles would not obstruct bike lanes and whether store front 
deliver vehicles should have identifying markings, which staff confirmed is 
prohibited by state law. Parking concerns were raised regarding the placement of 
a bike rack, with staff clarifying that while its inclusion was required by condition of 
approval, bike rack design details were not specified. Bike rack design and other 
improvement details would be reviewed during the building permit plan check 
process. Commissioners also sought clarity on distinguishing between vendor 
deliveries and customer deliveries and concern was expressed regarding future 
parking impacts along Harbor boulevard due to AB 2097.The conversation shifted 
to broader cannabis storefront policies, such as how many additional applications 
are pending. Staff confirmed three additional CUP applications were pending and 
committed to provide updates on application statuses.  
 
The Vice Chair opened the Public Hearing. 
 
Commissioners sought clarification on how employees would move between the 
restricted access area and the retail sales area. The applicant explained that 
employees could access the retail space through a small pony wall with an 
unhinged opening near the cash registers. Additionally, a secure access door 
requiring a key card was located across from the restrooms, providing access to 
storage areas and other restricted sections. The discussion confirmed that both 
access points were designed to maintain security while allowing staff to assist 
customers as needed.  
 
The Vice Chair opened for Public Comment. 
 
Public comment: 
 

271



ATTACHMENT 7  

Minutes – Costa Mesa Planning Commission Meeting – February 24, 2025- Page 5 
 

Jill Welton, expressed strong opposition to the proposed dispensary, citing past 
negative experiences with an illegal cannabis business that operated on their 
property. Concerns included parking issues, littering, loitering, marijuana odor, and 
the presence of homeless individuals, which led to significant financial losses and 
tenant departures. She argued that the proposed dispensary could cause similar 
problems, especially given the existing cannabis businesses nearby, and 
emphasized concerns about the adjacent property owner’s poor management and 
lack of maintenance, which they believed could further contribute to issues in the 
area. 
 
Jane Flynn (adjacent property owner), expressed strong opposition to the proposed 
dispensary, citing past negative experiences with the applicant, whom they accused 
of repeatedly disregarding regulations in another city. She alleged that the applicant 
had previously misrepresented himself to secure a lease in Newport Beach, where 
he operated an unpermitted nightclub and adult filming studio, leading to multiple 
code violations and eventual eviction. Additionally, she noted that the applicant had 
a Conditional Use Permit revoked in Upland due to public safety concerns. Given 
this history and concerns over the adjacent property owner's lack of oversight, she 
urged the commission to deny the permit, warning of potential regulatory violations 
and negative impacts on the surrounding community. 
 
Kendra Carney-Mayor, attorney representing a neighboring property owner, voiced 
strong opposition to the proposed dispensary, emphasizing concerns over 
enforcement, mitigation, and compatibility with surrounding businesses. She 
argued that the current conditions of approval defer mitigation until after issues 
arise, placing the burden on neighboring property owners and tenants to report 
problems. She requested additional conditions, such as a trigger for CUP review 
and potential revocation if multiple verified complaints are received, as well as an 
annual review incorporating community feedback. Concerns were also raised about 
parking, loading access, odor control, and inconsistencies in the project’s design, 
including the lack of rear access and a fireplace inside the retail space. Given the 
applicant’s alleged history of regulatory violations and concerns over the absentee 
landlord, they urged the commission to deny the permit or impose stricter conditions 
to ensure compliance and prevent future issues. 
 
Lindsay LoBianco spoke in support of the proposed dispensary, praising the 
applicant’s business acumen, problem-solving skills, and ability to drive growth and 
efficiency. She described the applicant as an innovator with a professional 
demeanor and emphasized their positive impact on both the company and the 
surrounding community. 
 
Braley Conticcio, spoke in support of the applicant, highlighting his leadership, 
strategic thinking, and problem-solving abilities. She praised his ability to navigate 
challenges, drive business growth, and foster a positive work environment, 
emphasizing his integrity and professionalism. 
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The Vice Chair Closed Public Comment.  
 
The Vice Chair closed the Public Hearing. 
 
Commissioners questioned staff about security, background checks, site 
conditions, complaint tracking, and parking requirements. Staff confirmed that the 
floor plan would include a pony wall with controlled access and that applicant 
background checks focus on criminal and financial history but do not assess prior 
zoning code violations unless they resulted in criminal charges. Concerns about an 
existing fireplace were addressed, with staff explaining it would have to be 
inoperable and would be reviewed building permit during plan checks. Regarding 
parking, staff acknowledged that while state law AB 2097 prohibits minimum 
parking requirements, a condition of approval allows the city to work with 
businesses on mitigation strategies like delivery services and off-site employee 
parking if issues arise. 
 
The Vice Chair Called for a motion.  
 
 Commissioner Martinez made the motion. Seconded by Commissioner Klepack. 

 
Commissioner Martinez expressed support for the motion, referencing City 
Council’s decision to allow up to 35 cannabis storefronts and noting the presence 
of several nearby bus routes, which minimized his concerns about parking. 
Commissioner Andrade opposed the motion, citing inconsistency with General Plan 
Land Use Policies LU-1.1 and LU-3.1. Vice Chair Zich stated he would support the 
motion and emphasized that the application complies with the city’s ordinance. He 
acknowledged public concerns regarding parking, proximity to family-oriented 
businesses, overconcentration, safety, and clientele. He also noted that while the 
applicant’s community involvement is appreciated, it does not influence the 
commission’s decision under existing city policy. 
 
MOVED/SECOND: MARTINEZ/KLEPACK 
MOTION: Approve staff recommendation.   
The motion carried by the following roll call vote: 
Ayes: Vice Chair Zich, Commissioner Klepack, Commissioner Martinez   
Nays: Commissioner Andrade, Commissioner Rojas 
Absent: Commissioner Dickson 
Abstained: Chair Harlan 
Motion carried: 3-2-1-1 
 
Action: The Planning Commission adopt a Resolution to: 
 
1. Find that the project is categorically exempt from the provisions of the California 

Environmental Quality Act (CEQA) pursuant to Section 15301 (Class 1) Existing 
Facilities; and 
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2. Approve Conditional Use Permit PCUP-24-0011 based on findings of fact and 
subject to the conditions of approval as contained in the Resolution. 

 
The Vice Chair called for a break. 
 
The Chair called the meeting back into order.  
 

1. A RESOLUTION RECOMMENDING THAT THE CITY COUNCIL GIVE FIRST 
READING TO AN ORDINANCE TO AMENDING TITLE 13 OF THE COSTA MESA 
MUNICIPAL CODE PERTAINING TO ACCESSORY DWELLING UNITS TO 
CONFORM TO RECENT REVISIONS TO STATE LAW (CODE AMENDMENT 
PCTY-24-0002) 
 
No ex-parte communications 
 
Chris Yeager, Senior Planner presented the item.  
 
Commissioners and staff discussed regulations pertaining to Accessory Dwelling 
Units (ADUs), deed restrictions, and the City’s role in promoting ADU development. 
Staff explained that while deed restrictions can be applied to Junior ADUs (JADUs), 
they are prohibited for standard ADUs under state law. Commissioners questioned 
how the City could enforce short-term rental restrictions on ADUs without deed 
restrictions, and staff clarified that this restriction was incorporated into the 
municipal code instead. Further discussion touched on why the City actively 
promotes ADUs in its housing element, with staff explaining that ADUs provide a 
quick and efficient way to increase affordable housing stock. Commissioners also 
raised concerns about ordinance language, noting that the government code 
section governing ADUs is repeatedly referenced as an exception, and suggested 
that City Council review the structure of the ordinance for clarity. Lastly, questions 
arose about the ability of homeowners' associations (HOAs) to prohibit ADUs, with 
staff stating that HOAs cannot prohibit ADUs. 
 
No Public Comments.  
 
Commissioner Andrade asked how the city plans to track and ensure that future 
ADU rentals are considered affordable for low- or middle-income households. Staff 
explained that the city has conducted a survey of previously approved ADUs to 
gather information on rental rates and tenant income levels, including cases where 
units are provided to family members for free. Additionally, the new ADU on-line 
permit process now includes a section requesting this information to help the city 
count these units toward its Regional Housing Needs Assessment (RHNA) goals. 
 
MOVED/SECOND: MARTINEZ/KLEPACK 
MOTION: Approve staff recommendation.   
The motion carried by the following roll call vote: 
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Ayes: Chair Harlan, Commissioner Andrade, Commissioner Klepack, 
Commissioner Martinez, Commissioner Rojas 
Nays: Vice Chair Zich, 
Absent: Commissioner Dickson 
Abstained: None 
Motion carried: 5-1-1 

  
OLD BUSINESS: None. 
 
NEW BUSINESS: None.    
 
REPORT - PUBLIC WORKS - None. 

 
REPORT - DEVELOPMENT SERVICES - None. 
 
REPORT - ASSISTANT CITY ATTORNEY - None. 
 
ADJOURNMENT AT 8:29 PM  
 
Submitted by: 
 
 
 
__________________________________ 
SCOTT DRAPKIN, SECRETARY 
COSTA MESA PLANNING COMMISSION 
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From: FAI FO <faifoiphone@gmail.com>  
Sent: Thursday, March 13, 2025 5:05 PM 
To: GREEN, BRENDA <brenda.green@costamesaca.gov>; Jill Welton <jwelton@flinnwest.com>; 
michelle.hannigan@costamesaca.gov 
Subject: Please overturn retail cannabis on 1912 Harbor Blvd! 
 
March 13, 2025 
  
  
  
City of Costa Mesa 
City Council 
Attention: Honorable John Stevens 
77 Fair Drive 
Costa Mesa, CA 92626 
  
To the Honorable Mayor and Members of the Costa Mesa City Council, 
  
My name is Tri Luu and I am a small business owner operating iSolutions located at 442 West 19th 
Street for over 10 years. I am writing to express my strong support of the appeal of the Planning 
Commission’s decision to approve the CUP-24-0011, allowing a retail cannabis dispensary to 
operate at 1912 Harbor Boulevard in Costa Mesa, which is directly next door to our center.  I 
strongly encourage the City Council to overturn the Planning Commission’s decision and deny the 
CUP for this use. 
  
I am extremely concerned about the negative impact that a dispensary use will have on my 
business and our retail center in general.   We have had experience with a dispensary in this 
center in the past and seen firsthand the negative impact that it had on the parking, which is 
shared between our center and the neighboring center.  In addition, we are concerned about the 
types of customers that will be visiting the dispensary and overflowing into our retail center, 
potentially causing an undesirable environment for our employees and customers.  We also have 
security concerns as our business has already experienced break-ins and theft in the past and I 
am concerned that dispensary use may increase safety and crime related issues. 
  
The Planning Commission did not modify any conditions of approval for this use or the operator 
in the CUP approval process and I hope that the City of Costa Mesa City Council will overturn this 
CUP and take the surrounding businesses’ success and livelihood into consideration. 
  
Thank you for your time and consideration, 

  ATTACHMENT 8
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Tri Luu 
iSolution 
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From: GREEN, BRENDA
To: TERAN, STACY
Subject: FW: Il dolce letter
Date: Monday, March 17, 2025 11:02:40 AM

 
 
Brenda Green
City Clerk
City of Costa Mesa
714/754-5221
 

From: Andres Bignes <bignesandres@yahoo.com> 
Sent: Friday, March 14, 2025 11:51 AM
To: GREEN, BRENDA <brenda.green@costamesaca.gov>
Subject: Il dolce letter
 
 
Andres R. Bignes  
1902 Harbor Blvd.  
Costa Mesa, CA 92867  
Bignesandres@yahoo.com  
March 14th, 2025  
 
Planning Division  
City of Costa Mesa  
City Hall Council Chamber  
77 Fair Dr.  
Costa Mesa, CA  
 
Subject: Opposition to Proposed Marijuana Dispensary Near IL DOLCE RESTAURANT  
Application Number: PCUP-24-0011  
 
To the Honorable Mayor and Members of the Costa Mesa City Council,
 
I hope this message finds you well. I am writing to formally express my strong opposition to the
proposed medical marijuana clinic in the shopping center where my restaurant, IL DOLCE
RESTAURANT, is located. This letter is in support of the appeal of the Planning Commission's
resolution approving PCUP-24-0011, as I believe that this establishment will not only disrupt our
operations but will also negatively impact the safety and overall atmosphere of our shopping center.
 
The previous illegal medical marijuana clinic in the shopping center created significant challenges for
my restaurant. Its presence led to increased loitering and disruptive behavior from individuals in the
area. It became a common sight to see groups lingering outside, which made our customers
uncomfortable and discouraged them from visiting. The behavior associated with the clinic’s patrons
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disrupted the family-friendly environment we have worked hard to maintain for the past 15 years.
 
Moreover, the influx of visitors to the former clinic resulted in a noticeable increase in litter and
debris. This not only detracted from the overall aesthetics of the shopping center but also
contributed to an unwelcoming atmosphere. A clean and well-maintained environment is essential
for attracting customers, and the presence of litter significantly diminishes the appeal of the area,
ultimately affecting all businesses within the center.
 
I must express my profound disappointment with the Planning Division's approval of the Conditional
Use Permit (CUP) for this proposed dispensary. It is disheartening to see such a critical decision
made without fully considering the adverse effects it will have on the surrounding businesses and
the local community. The approval feels like a disregard for the voices of small business owners who
have invested in and contributed to the character of this community.
 
Additionally, I wish to raise concerns regarding the owner of the proposed clinic. He approached me
under the pretense of discussing a different type of business and presented a petition that I later
discovered was intended for a medical marijuana clinic. I felt deceived and misled during this
interaction, as it was clear he had undisclosed ulterior motives. During his visit, the proposed owner
inquired about the letters we submitted to the City Council, questioning our concerns and the
reasons behind our opposition to his establishment. His approach felt intrusive, leaving both my
mother and me feeling uncomfortable about his intentions, further amplifying my concerns
regarding the type of establishment he intends to run.
 
As a local business owner, I am deeply committed to fostering a thriving and safe community for all
residents and visitors. I urge the City Council to reconsider the potential negative consequences of
this new clinic and to prioritize the interests of existing businesses and the overall well-being of our
community.
 
Thank you for your attention to this matter. I hope you will take my concerns seriously as you
deliberate on this issue.
 
Sincerely,
 
Andres R. Bignes  
IL DOLCE RESTAURANT 
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 25-248 Meeting Date: 4/15/2025

TITLE:

RESOLUTION FOR APPROVAL OF THE DRAFT RELOCATION PLAN AND RELOCATION

ASSISTANCE FOR TENANTS OF 778 SHALIMAR DRIVE

DEPARTMENT: CITY MANAGER’S OFFICE

PRESENTED BY: CECILIA GALLARDO-DALY, ASSISTANT CITY MANAGER

CONTACT INFORMATION: HADASSA JAKHER, ASSISTANT TO THE CITY MANAGER

(714) 754-4885

RECOMMENDATION:

Staff recommends the City Council:

1. Adopt proposed Resolution No. 25-XX approving the draft Relocation Plan for the Shalimar
Park Expansion Project’s acquisition of real property located at Assessor’s Parcel Number 424-
051-23 (778 Shalimar Drive) and appropriating funds thereof.

2. Authorize an appropriation of $203,717 in the Housing Trust Fund (Fund 222) for relocation
assistance.

3. Authorize the City Manager, City Attorney, and Finance Director to implement the approved
Relocation Program.

BACKGROUND:

The residential real property (Property) located at 778 Shalimar Drive, Costa Mesa, California 92627,
Assessor Parcel Number (APN) 424-051-23 was listed for sale on May 23, 2024. The 6,970 square-
foot property includes a 3,390 square-foot, four-unit residential structure, with each unit having two
bedrooms with one bathroom. Currently, three of the four units are occupied, with one unit vacant.
The Property is adjacent to Shalimar Park, which is located in the Westside neighborhood along

Shalimar Drive, between Wallace Avenue and Placentia Avenue.

In June 2024, City staff identified the potential land acquisition of the Property for additional
community-serving public uses for the neighborhood. The availability of the property presented an
opportunity for the City to potentially expand recreational amenities in the neighborhood, consider the
development of a community center with meeting space, and explore additional affordable housing
opportunities. Later that month, the City Council authorized a letter of interest to the seller to begin
negotiations.

Page 1 of 7
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Exhibit 1: 778 Shalimar Drive

Acquisition Process

On November 19, 2024, the City Council approved moving forward with the acquisition of the
Property for evaluation of future community-serving public uses. The approval included a Real Estate
Purchase Agreement with acquisition terms, including appraisal and inspections, and authorized the
City Manager and City Clerk to execute any and all real estate purchase documents, disclosures,

escrow paperwork, and further authorized changes, and amendments necessary to execute the

agreement.

On December 9, 2024, the City of Costa Mesa executed a purchase agreement with the Property
owner, and Escrow was opened on December 10, 2024, signaling the start of a six-month escrow

process. Escrow was established as a six-month term in order to allow for tenant relocation.

Relocation of tenants is necessary due to the condition of the units. Staff observed that substantial
work would be required to bring the property to code compliance and make the units habitable given
the building conditions. City staff determined that should the City acquire the property, the four-unit
structure should be unoccupied and demolished while the consideration of the property’s future use
is determined.

As part of Escrow, the City must comply with certain conditions in order to acquire the Property. One
of the conditions precedents is the relocation of existing tenants, for which the City must comply with
the Federal Uniform Relocation Assistance and Real Property Acquisition Act, the California
Relocation Assistance Act, and other mandated requirements to relocate any existing tenants of the
Property, including payment of relocation and moving expenses.

ANALYSIS:

A public entity is required to adopt a Relocation Plan whenever it enters into an agreement for the
acquisition of real property which would lead to the displacement of people from their homes.
Federal, State, and local laws and regulations outline the requirements to which public entities must
conform when undertaking real property acquisitions and relocation, including but not limited to:

· Federal Uniform Relocation and Real Property Acquisition Policies Act of 1970;

· California Code of Regulations, Title 25, Division 1, Chapter 6, Subchapter 1 (Relocation

Page 2 of 7
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· California Code of Regulations, Title 25, Division 1, Chapter 6, Subchapter 1 (Relocation
Assistance and Real Property Acquisition Guidelines) Section 6000, et. seq.;

· California Government Code, Title 1, Division 7, Chapter 16 (Relocation Assistance), Section
7260, et. seq.; and

· Costa Mesa Administrative Regulation 1.3 (Real Property Acquisition Policy).

In order to comply with these mandated requirements, the City retained Monument Inc. (Monument),
in connection with the commencement of the relocation activities, including preparation of a tenant

relocation plan, and support services in connection with the relocation of the tenants.

The “Shalimar Park Expansion Project” Draft Relocation Plan (draft Relocation Plan) (Attachment 1)
was prepared to outline the level of advisory and financial assistance that will be provided to the
tenants of the Property. The draft Relocation Plan must be adopted by the City Council in order to
approve the proposed advisory and financial assistance to the Property tenants.

Tenant Outreach and Development of Relocation Plan

In preparation for the relocation of the tenants and to comply with applicable Federal, State, and local
laws, Monument began the draft Relocation Plan, which would provide an evaluation of the
circumstances and replacement housing requirements of the Project tenants.

After City Council approval of the property acquisition in November 2024, Monument began meeting
with each tenant and conducting initial interviews. Interviews continued throughout January to obtain
demographic and household information necessary for the preparation of the draft Relocation Plan,
including the number of persons, ages, gender, income information, distance to employment, medical
and other special needs assessments, as well as overcrowding.

On January 29, 2025, a meeting with the Property tenants was held that included representatives
from each household. The meeting was also attended by Mayor Pro Tem Chavez, City staff, and
representatives from Monument. The purpose of the meeting was to update the tenants on the status
of the property acquisition, explain the next steps in the process, schedule subsequent meetings with
the tenants to go over individual relocation eligibility benefits and answer any questions.

Throughout this time, Monument continued interviews with the Property tenants and conducted
research for the analysis required in the draft Relocation Plan. The in-person interviews were an
important factor in the planning and preparation of the draft Relocation Plan. In addition, Monument
researched the rental market for available replacement locations within the immediate community
and surrounding areas. Monument also ensured the potential eligibility calculation amounts for the
determined placement of tenants into comparable units.

On February 13, 2025, Monument staff met with the Property tenants and hand-delivered General

Information Notices, Notices of Eligibility, 90-Day Notices to Vacate, and notice of the draft
Relocation Plan, both in English and Spanish (Attachment 2), in accordance with State requirements.
The draft Relocation Plan was made available for a thirty-day public review period beginning
February 14, 2025.

The Property tenants have been notified that the draft Relocation Plan would be heard at the April 15,
Page 3 of 7
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The Property tenants have been notified that the draft Relocation Plan would be heard at the April 15,

2025, Regular City Council meeting.

The Relocation Plan

Based on the information gathered and researched, the draft Relocation Plan prepared by Monument
assesses the relocation needs of the Property tenants, the available residential replacement sites
within Cosa Mesa and surrounding areas, and the relocation assistance to be offered to the Property
tenants.

Assessment of Relocation Needs

The draft Relocation Plan identified the following needs for the three households:

· Based on occupancy standards for housing density, two households would require a 2-
bedroom unit and one household would require a 4-bedroom unit.

· Bilingual services were required.

· Special accommodations were required for one household.

· The preferred relocation area was in Costa Mesa and the Orange County area.

Available Residential Replacement Sites

The draft Relocation Plan found that adequate replacement housing existed in the area for Property
tenants and identified the total relocation costs based on a survey of the surrounding areas.

Proposed Relocation Assistance: The Relocation Program

Upon the approval of the draft Relocation Plan by the City Council, Monument would administer the
Relocation Program (as specified by the Relocation Plan). Monument will continue to work closely
with tenants to provide relocation assistance, in both an advisory and financial capacity. The
Relocation Program is anticipated to take two months.

For relocation advisory assistance, Monument will provide bilingual administrative services to the
Property tenants, including:

· Provide updated referrals to potential replacement sites of available residential units for lease

and sale;

· Inspection of prospective units;

· Assistance with lease applications;

· Assistance with the arrangements of purchase of real property or the filing of requests for
benefits or services;

· Assistance in the preparation and submission of relocation assistance claims; and

Page 4 of 7
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For relocation financial assistance, tenants may be eligible for certain classes of benefits, including:

· Moving expenses;

· Rental assistance, if renting;

· Down payment assistance, if purchasing; and

· If no comparable replacement housing exists, Last Resort Housing payments.

The calculation of each type of benefit is detailed in the draft Relocation Plan. Tenants are eligible for
moving expenses and a rent differential based on fair market value, if they move into a property with
higher rent than the subject Property. Based on statutory requirements on assistance payments and
household size, Monument provided an estimate of $169,764 (plus a 20% contingency) as the
maximum assistance to be paid by the City, as seen in Table 1 below. Disbursement of the relocation
financial assistance requires approval of the draft Relocation Plan (Resolution - Attachment 3). The
resolution will authorize the proposed payments and assistance listed in the draft Relocation Plan

and satisfy one of the conditions of Escrow for the acquisition of the Property.

Table 1: Total Relocation Costs

Relocation Option: City-Owned Units

Property tenants also have the opportunity to relocate to City-owned affordable housing units in the
immediate vicinity, allowing them to remain in the neighborhood if they so choose. The City owns

various properties in proximity to the Property (Exhibit 2).
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Exhibit 2: Proximity of City-Owned Units to 778 Shalimar Drive

Property shown in Red , City-Owned Units shown in Yellow

Consequently, the City had begun the renovation of nearby City-owned vacant housing units that
could offer replacement housing for the Property residents. The City is nearing completion of the
renovation of three of the City-owned properties on W. 18th Street and James Street City staff

anticipates scheduling tours of the renovated units for Property tenants in the coming weeks.

The City has provided Property tenants with the opportunity to apply for these units through the City’s
property management consultant, ProActive Realty Investments. One household applied and has
been accepted to rent one of the units. These units have restrictions on tenant income level, based
on the Area Median Income (AMI) for Orange County, as shown in Table 2 below.

ProActive Realty and Monument are working closely with the remaining Property tenants to ascertain
their interest in and qualifications for the City-owned units.

Table 2: AMI Restrictions on City-Owned Rental Units
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ALTERNATIVES:

The City Council may choose not to move forward with the draft Relocation Plan. However, staff do
not recommend this alternative, as relocation assistance is required, pursuant to State law. Tenant

relocation prior to the close of escrow is a condition of the purchase sale agreement.

FISCAL REVIEW:

Based on the needs assessment conducted by Monument, the total benefits payment are estimated
at $169,764 plus a 20% contingency. The actual payment assistance may be lower due to tenants

moving to City-owned properties on W. 18th Street and James Street. Funding for the relocation

assistance is available in the Housing Trust Fund (Fund 226).

LEGAL REVIEW:

The City Attorney’s Office has prepared the proposed Resolution and has reviewed the staff report

and approves as to form.

CITY COUNCIL GOALS AND PRIORITIES:

The acquisition of the Property aligns with the City Council’s Strategic Plan objectives below and by
expanding access to park and open space, particularly on the Westside of Costa Mesa.

· Diversify, Stabilize and Increase Housing to Reflect Community Needs

· Maintain and Enhance the City’s Facilities, Equipment and Technology

· Strengthen the Public’s Safety and Improve the Quality of Life

CONCLUSION:

The City Council approved the acquisition of 778 Shalimar Drive on November 19, 2024. In order to
comply with Federal, State, and local laws and the terms of the Purchase Agreement, the City and
Monument have prepared a draft Relocation Plan for current Property tenants. Adoption of the draft
Relocation Plan allows the City to move forward with the purchase of the Property and begin
providing relocation benefit assistance to tenants.

Staff recommends the City Council:

1. Adopt proposed Resolution No. 25-XX approving the draft Relocation Plan for the Shalimar
Park Expansion Project’s acquisition of real property located at Assessor’s Parcel Number 424
-051-23 (778 Shalimar Drive) and appropriating funds thereof.

2. Authorize an appropriation of $203,717 in the Housing Trust Fund for relocation assistance.

3. Authorize the City Manager, City Attorney, and Finance Director to implement the approved
Relocation Program.
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Spanish speaking representatives are available.   
Si necesita esta información en español, por favor llame a su representante.  
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Introduction 

The City of Costa Mesa (City) plans to acquire the property located at 778 Shalimar Drive, Costa 

Mesa, CA 92627 for the proposed Shalimar Park Expansion Project (Project). Shalimar Park is an 

essential part of the community in serving the nearby underserved residents with recreational 

amenities in an area of the City that is deficient in public park amenities. The City intends to 

evaluate the use of the property for a variety of community serving uses including the creation of 

a community center, expansion of the Shalimar Park and/or enhanced affordable housing, among 

other community uses. This park project is in alignment with the City Council’s Strategic Plan 

objective to identify strategies to increase park access with a focus on the Westside of Costa Mesa. 

 

The Project improvement will require the full acquisition of one (1) property, which is a fourplex, 

resulting in the permanent displacement of three (3) occupied residential units. 

 

The City has retained Monument Inc. to prepare the Relocation Plan (Plan) in connection with 

the commencement of the relocation activities. Monument Inc., an experienced acquisition and 

relocation firm, has been selected to prepare this Relocation Plan, and will provide all 

subsequently required relocation assistance in association with any permanently displaced 

household’s occupants. In compliance with statutory requirements, the Relocation Plan has been 

prepared to evaluate the present circumstances and replacement housing requirements of Project 

tenants. This Relocation Plan conforms with applicable state laws and regulations found in the 

California Government Code Section 7260, et seq. and the California Code of Regulations, Title 

25, Division 1, Chapter 6, Subchapter 1 (Guidelines). 

 

The Plan is organized in five sections: 

 

1. The regional and specific location of the Project (SECTION I); 

2. An assessment of the relocation needs of those persons subject to displacement as a result 

of the Project (SECTION II); 

3. An assessment of available residential replacement sites within the City of Costa Mesa and 

surrounding areas (SECTION III);  

4. A review of the relocation assistance program to be offered to the displaced residential 

occupants (SECTION IV); and 

5. Necessary administrative provisions (SECTION V). 
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I. Project Area Description 

 

A. Regional Location 

 
The Project is located in the City of Costa Mesa within Orange County. Costa Mesa is located 

approximately 37 miles southeast of the City of Los Angeles and is travelled by Interstate 405 (I-

405) and easily accessible by State Routes 73 and 55. Adjacent communities include Santa Ana, 

Fountain Valley, Huntington Beach, Newport Beach and Irvine. (See Figure 1: Regional Project 
Location)   
 

 
 

Figure 1: Regional Project Location 
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B. Project Site Location and Description  
 

The Project site is on Shalimar Drive. (See Figure 2: Project Site Location) The Project Site is 

located approximately 1.5 miles west of State Route 55 (SR-55), 3.5 miles northeast of Interstate 

73 (I-73) and 3.5 miles north of Interstate 405 (I-405). Costa Mesa encompasses a total of 16 square 

miles with its southernmost border only 1 mile from the Pacific Ocean. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

       Figure 2: Project Site Location 
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C. General Demographic and Housing Characteristics 

 

According to the population estimates from the 2020 U.S. Census, the population of the City of 

Costa Mesa is 111,918, and the population of the impacted Census Tract is 5,630 (see Table 1 

below). Corresponding Census data concerning the housing mix is shown in Table 2, below.  

 

Table 1:  2020 US Census Population – City of Costa Mesa and Impacted Tract (636.05) 

Population 
Number of 

Persons 
Percentage City Percentage 

Total population 5,630 100.0% 111,918 100.0% 

White alone 1,799 32.0% 57,103 51% 

Black or African American 

alone 
52 0.9% 1,734 1.5% 

American Indian or Alaskan 

Native alone 
159 2.8% 1,300 1.1% 

Asian alone 222 3.9% 9,535 8.5% 

Native Hawaiian and Other 

Pacific Islander alone 
4 0.1% 975 0.9% 

Two or More Races 1,119 19.9% 18,311 16.4% 

Hispanic or Latino  

(of Any Race) 
3,949 70.1% 39,441 35.2% 

U.S. Census Bureau provides additional descriptive population data where persons are identified as either 

“Hispanic or Latino” or “Not Hispanic or Latino.” The sum of these two categories will equal the total population 

of a data set. 

 

Table 2:  2020 US Census Housing Units – City of Costa Mesa and Impacted Tract (636.05)  
Type Number of Units Percentage City Percentage 

Total occupied units 1,697 94.9% 41,243 95.7% 

Vacant Housing Units 91 5.1% 1,842 4.3% 

  Source: U.S. Census Bureau, accessed December 20, 2024. 
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II. Assessment of Relocation Needs 

A. Survey Methods 

The information necessary for the preparation of this Plan was obtained from personal interviews 

with Project residents. Interviewers were successful in obtaining survey information from each of 

the identified households within the project area. 

Detailed in-person interviews were conducted with affected residential occupants to gather 

necessary information, including information such as household size and composition, income, 

monthly rent obligation, length and type of occupancy, language, disabilities/health problems, and 

replacement housing preferences.  

In-person interviews are an important factor in the planning and relocation of displacees. In the 

early planning process, careful attention is paid to the physical needs of individuals with 

disabilities, and elderly displacees to make sure that these individuals receive appropriate care and 

housing.  

The descriptive data in this Plan concerning the residents is based on in-person interviews and 

field observations. Samples of the residential interview form used in the interview process is 

attached as Exhibit A of this report.  

B. Field Survey Data – Residential 

The Project will impact one residential fourplex dwelling with 3 occupied residential households 

and one vacant unit. Survey information was obtained from all 3 occupied residential households. 

The City has adopted and would adhere to its local housing occupancy standards to make sure 

housing is of the appropriate size in relocating the affected occupants. 
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Table 3 below shows current housing in the Project area including bedroom size. 

 

  Table 3:  Affected Residential Dwellings 

No. Address 
Property 

Type 
Use 

No. of 

Bedrooms 

No. of 

Occupants 

Occupancy 

Type 

1 
778 Shalimar Dr., Unit # 1 

Costa Mesa, CA 
Residential Fourplex 2 5 Tenant 

2 
778 Shalimar Dr., Unit # 2 

Costa Mesa, CA 
Residential Fourplex 2 

0 

(Vacant Unit) 
N/A 

3 
778 Shalimar Dr., Unit # 3 

Costa Mesa, CA 
Residential Fourplex 2 9 Tenant 

4 
778 Shalimar Dr., Unit # 4 

Costa Mesa, CA 
Residential Fourplex 2 5 Tenant 

 

1. Housing Mix 

As shown in Table 3 above, the Project area includes 3 households occupying 1 residential building 

(fourplex), with two dwelling units occupied by one household each, another dwelling unit 

occupied by two households and one vacant unit. Occupancy information will assist in 

determining the relocation needs and scope of assistance provided. No mobile homes will be 

affected by the Project. 

2. Occupancy Standards 

The standard for housing density adopted by the City allows two persons per bedroom and one 

person in a common living area. The City adheres to the state building code occupancy standard 

based on the square footage of dwellings for households larger than eight members. Referrals to 

replacement housing provided to occupants may reflect the need for larger accommodations to 

comply with the state and City of Costa Mesa code requirements. 

Generally, these standards allow for up to three persons to occupy a one-bedroom unit, five 

persons in a two-bedroom unit, and seven persons in a three-bedroom unit. Any households with 

more than eight members would require a four-bedroom replacement unit based on the respective 

size of that unit, per the state building code.  

3. Income 

Information as to the household’s income is gathered from residential interviews to determine 

individual relocation needs and the scope of financial relocation assistance that may be provided. 

Low-income households may experience challenges qualifying for the purchase or rent of 

replacement housing. Advance replacement housing payments may be needed to assist displacees 
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in qualifying for loans or leases. Low-income households that choose to rent may be eligible for 

additional assistance.  

Based on information obtained from the residential interviews, we were unable to determine at 

this time if any households are identified as low-income households. According to the low-income 

standards for the Housing Authority of the County of Orange (Exhibit B), adjusted for family size 

as published by the State of California, Department of Housing and Community Development 

(HCD), the 2024 low-income limits are defined as follows:  

 

Family Size 1 2 3 4 5 6 7 8 

Low Income 

Limits 2024 

$88,400 $101,000 $113,650 $126,250 $136,350 $146,450 $156,550 $166,650 

Source: Department of Housing and Community Development (HCD) website, accessed December 13, 2024 

 

4. Ethnicity/Language 

Per the 2020 U.S. Census American Community Survey One-Year Estimate, 36.9% of the 

population in the City of Costa Mesa speaks a language besides English at home. Based on 

information obtained from the residential interviews of the three displaced households, Spanish 

is the primary language spoken at home. Language services are available to assist the requirements 

of all affected occupants.   

5. Households with Seniors 

Per the 2020 U.S. Census American Community Survey One-Year Estimate, 12.3% of the total 

households consist of occupants 65 years of age or over. Specific care is taken to identify and 

address the needs of senior occupants who may require special accommodations. Based on 

information obtained from residential interviews, no households have occupants that are over the 

age of 65. 

6. Households with Disabilities 

Per the 2020 U.S. Census American Community Survey One-Year Estimate, 8.5%1 of the civilian 

population consist of persons with a disability. Disabilities may include a variety of physical 

mobility impairments, including psychological and other physical health issues. Care is taken to 

meet the special needs of each household, particularly as these needs involve physical access to 

accommodations. Early identification of individual health issues would enable relocation staff to 

more effectively manage the relocation process. In all cases involving physical or mental 

impairments, additional services will be provided to ensure close individual case monitoring. 

 
1 United States Census Bureau web site, accessed December 27, 2024, https://data.census.gov/ 
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Based on information obtained from the residential interviews, one household occupant has a 

disability that requires the use of a manual aided walker device.  

7. Preferred Relocation Areas  

The residential interviews identify specific replacement site needs and preferences and assist in 

planning replacement housing accordingly. In residential interviews, many residents tend to 

express a preference to remain in the community in order to maintain current school enrollment, 

access to employment, medical facilities, recreational resources, and public transportation. Based 

on information obtained from the residential interviews, the affected households have indicated 

a preference to remain in the City of Costa Mesa and in the Orange County area. 

 

III. Relocation Resources 

The California Relocation Assistance Law provides that no eligible residential persons shall be 

required to move from their dwelling unless comparable replacement dwellings are available to 

such persons. The purpose of this section is to identify whether sufficient comparable replacement 

housing resources exist for all potential residential displacees. The City is committed to making 

every effort to satisfactorily relocate all displaced occupants. 

A. Methodology 

To determine the availability of residential sites prior to the displacement of occupants from the 

Project area, resources were researched through the following sources: 

• Internet sources (MLS listings, Zillow, etc.); 

• Classified rental listings from local publications, and; 

• Contacts with real estate/property management companies serving the community. 

B. Replacement Housing Availability 

1. Residential Rental Housing 

A housing resource survey was conducted to determine the availability of replacement housing 

within the City of Costa Mesa sufficient to meet the needs of displaced rental tenants.  

The replacement housing survey considered available two-bedroom and four-bedroom 

conventional housing for rent. This data is summarized in Table 4 below. The conventional 

housing survey, Table 4, identified 54 currently available two-bedroom conventional housing 

units for rent and 51 currently available four-bedroom conventional housing units for rent. The 

individual figures for number of units found are presented in the table, as well as location and 

price range. 
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Table 4:  Availability and Cost of Replacement Rental Housing (Conventional) 

Number of 

Bedrooms 
Property Type 

Number 

Available 
City(s) 

Price Range 

Lease 

2 bedrooms Single Family Residence 6 Costa Mesa $3,000 - $6,500 

2 bedrooms Condos 3 Costa Mesa $3,580 - $4,900 

2 bedrooms Apartments 45 Costa Mesa $2,300 - $4,800 

4 Bedrooms Single Family Residence 41 

Costa Mesa, Garden 

Grove, Huntington 

Beach, Santa Ana, 

Irvine, Westminster 

$4,085-6,000 

4 Bedrooms Condos 9 
Costa Mesa, Santa Ana, 

Irvine, Newport Beach 
$3,500-5,900 

4 Bedrooms Duplex/Triplex/Fourplex 1 Westminster $4,500 

Source: Multiple Listing Service and Zillow, accessed January 7, 2025 and January 17, 2025. 

 

The rent ranges identified in the table above are among the figures used to make benefit and 

budget projections for this Plan. The variances in the rent range are a result of age, condition, size, 

and locational factors. Rates are subject to change according to the market rates prevailing at the 

time of displacement. Exhibit C provides a detailed list of available housing for rent.  

2. Summary 

Considering the availability of replacement housing, adequate replacement resources exist in the 

Project area for affected residential tenants.  

Although adequate replacement resources exist based on surveyed results of rental opportunities, 

and anticipated values of existing dwellings, occupants are anticipated to have increases in 

monthly rents. These possible increases, if any, would be met through the City’s Relocation 

Assistance Program, including Last Resort Housing (LRH) requirements.   

 

C. Related Issues 

1. Concurrent Residential Displacement 

There are no known public projects anticipated in the Project area that will cause significant 

displacements during the timeframe of anticipated Project displacements in spring/summer of 

2025. No residential displacee will be required to move without both adequate notice and access 

to available, comparable, affordable, decent, safe and sanitary housing.  

2. Temporary Relocation  

The Project is not anticipated to cause temporary displacements. Affected occupants will be 

permanently displaced.  
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IV. The Relocation Program 

The City of Costa Mesa’s (City) Relocation Program is designed to minimize hardship, be 

responsive to unique project circumstances and maintain personal contact with all affected 

individuals.  The program will consistently apply all regulatory criteria to formulate eligibility and 

benefit determinations and conform to all applicable requirements. The relocation program to be 

implemented by the City will conform with the standards and provisions of the California 

Relocation Assistance Law, California Government Code §7260, et seq.; the Relocation Assistance 

and Real Property Acquisition Guidelines; California Code of Regulations, Title 25, Division 1, 

Chapter 6 (Guidelines). 

The City has retained Monument Inc. (Monument) to administer the Relocation Program. 

Monument has an extensive resume of public works projects undertaken in other Orange County 

communities. Experienced City staff would monitor the performance of Monument and be 

responsible to approve or disapprove Monument’s recommendations concerning eligibility and 

benefit determinations and interpretations of the City’s policy. 

The Relocation Program consists of two principal constituents: Advisory Assistance and Financial 

Assistance. 

A. Program Assurances, Standards and Objectives 

The City would provide the displaced residential occupants with the assistance, rights, and 

benefits required under state relocation law and the City’s policies and procedures. The relocation 

program would provide advisory and financial assistance. Every effort would be made to facilitate 

relocation arrangements and minimize hardship for displacees.  

The program objectives would be as follows: 

1. To fully inform eligible Project displacees of the nature of, and procedures for, obtaining 

relocation assistance and benefits; 

2. To determine the needs of each displacee eligible for assistance; 

3. To provide continuously updated referrals to potential replacement sites within a 

reasonable time prior to displacement and assure that no occupant is required to move 

without a minimum of 90 days written notice to vacate; 

4. To provide assistance that does not result in different or separate treatment due to race, 

color, religion, national origin, sex, marital status or other arbitrary circumstances; 

5. To supply information concerning state programs and other governmental programs 

providing assistance to displaced persons; 

6. To assist each eligible occupant to complete applications for benefits; 

7. To make relocation benefit payments in accordance with the appropriate guidelines; 

8. To inform all persons subject to displacement of City policies with regard to eviction and 

property management; and 
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9. To establish and maintain a formal grievance procedure for use by displaced persons 

seeking administrative review of City decisions with respect to relocation assistance. 

B. Relocation Advisory Assistance 

Monument staff is available to assist the permanently displaced households with questions or 

concerns about relocation and/or assistance in relocating. Relocation staff can be reached at 200 

Spectrum Center, Suite 300, Irvine, CA 92618 with office hours from 8:00 a.m. to 5:00 p.m., and 

can be contacted at (800) 577-0109.  A comprehensive relocation program, with technical and 

advisory assistance, would be provided to assist all persons being displaced as a consequence of the 

Project, with bilingual services or Spanish speaking assistance available. Personal contact would 

be maintained with all individuals until the relocation process has been completed. 

As discussed previously, Monument has been retained by the City to assist in the administration 

of its relocation program. Monument will work closely with City staff. City staff would provide 

final approvals, or otherwise, of all Monument’s recommendations. Every reasonable effort would 

be made to ensure that the relocation of residents occurs with a minimum of delay and hardship. 

The following services will be provided: 

1. A printed Informational Brochure (Exhibit D) will be provided in English or the displacee’s 

language if subsequently deemed necessary. Signed acknowledgements will be obtained to 

verify receipt of this material; 

2. A database will be maintained of available residential units for lease and for sale, and 

referrals will be provided to the displacees for the duration of the Project; 

3. Assistance will be offered to displacees in connection with arrangements for the purchase 

of real property, if applicable, filing of claim forms to request relocation benefits from the 

City and to obtain services from other public agencies; 

4. Special assistance in the form of referrals to governmental and non-governmental agencies 

will be made, if requested; 

5. Eligible displacees will be assisted with the preparation and submission of relocation 

assistance claims; 

6. Benefit determinations and payments will be made in accordance with applicable law and 

City policy; 

7. Assure that displacees are not required to move without a minimum of 90 days written 

notice to vacate; 

8. All persons subject to displacement will be informed of City policies with regard to eviction 

and property management; 
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9. A formal grievance procedure will be established and maintained for use by displaced 

persons seeking administrative review of City decisions with respect to relocation 

assistance; and 

10. Assistance will be provided that does not result in different or separate treatment due to 

race, color, religion, national origin, sex, marital status or other arbitrary circumstances. 

C. Relocation Benefits – Residential  

Specific eligibility requirements and benefit plans would be detailed on an individual basis with 

displacees. In the course of personal interviews and follow-up visits, households would be 

counseled as to available options with respect to financial assistance. 

Relocation benefits will be provided in accordance with the provisions of the state relocation law 

and regulations. Benefits would be paid to eligible displaced persons upon submission of required 

claim forms and documentation in accordance with the City’s normal administrative procedures. 

1. Residential Moving Expense Payments 

All residential occupants that would be relocated would be eligible to receive a payment for 

moving expenses. Moving expense payments would be made based on the actual cost of a 

professional move or a fixed payment based on a room-count schedule. 

a. Actual Cost (Professional Move) 

The displacee may elect to retain the services of a licensed professional mover, in which case the 

City would pay for the actual cost of the moving services based on the lower of at least two 

acceptable bids (the City may, at its discretion, solicit competitive bids to determine the lowest 

reasonable move cost). After the move is complete, the displacee may pay the mover directly and 

seek reimbursement from the City, or request a direct payment from the City to the mover. 

b. Fixed Payment (based on Room Count Schedule) 

An occupant may elect to receive a fixed payment for moving expenses that is based on the number 

of rooms occupied in the displacement dwelling. In this case, the person to be relocated takes full 

responsibility for the move. The fixed payment includes all utility connections as described in 

Section 1.a above. 

At a minimum, the fixed schedule payment for single occupancy efficiency units, furnished with 

the tenant’s own personal property, is $780, which includes all utility connections at the 

replacement location. The current schedule for fixed moving payments is provided below in 

Table 5. 
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Table 5:  Schedule of Fixed Moving Payments 

Furnished Dwelling 

Room Count 1 2 3 4 5 6 7 8 Each 

Additional 

Amount $780 $1,000 $1,250 $1,475 $1,790 $2,065 $2,380 $2,690 $285 

Unfurnished Dwelling 

Room Count 1 Each 

Additional 

Amount $510 $100 

Source: URA Moving Cost Schedule (effective August 26, 2021). 

2. Rental Assistance to Tenants Who Choose to Rent 

 To be eligible to receive the rental assistance benefits, the displaced tenant household must 

rent or purchase and occupy a decent, safe, and sanitary replacement dwelling within one year 

from the date they move from the displacement dwelling.  Additionally, to qualify for the rental 

assistance benefits, the tenant-occupant must demonstrate that (1) they lived in the property as 

legal residents for at least 90 consecutive days prior to the City’s initial written offer to purchase 

the property; and (2) the property was their primary residence for that 90-day period.   

 Based upon the available data regarding Project displacees, the displaced household may 

qualify for, and may be eligible to apply for, relocation benefits under State provisions. Except in 

the case of Last Resort Housing situations, the potential payment to the household will be payable 

over a 42-month period and limited to a maximum of $5,250 as stated under the guidelines. The 

relocation program is explained in detail in the informational brochure to be provided to each 

permanently displaced household. 

 

Rental/down payment assistance payment amounts are equal to 42 times the difference between 

the base monthly rent and the lesser of: 

1. The monthly rent and estimated average monthly cost of utilities for a comparable 

replacement dwelling; or 

2. The monthly rent and estimated average monthly cost of utilities for the decent, safe, and 

sanitary replacement dwelling actually occupied by the displaced person. 

The base monthly rent for the displacement dwelling is the lesser of: 

1. The average monthly cost for rent and utilities at the displacement dwelling for a 

reasonable period prior to displacement. Average monthly cost of utilities will be 

determined by actual statements/receipts over a 12-month period or a statement of average 

usage from the utility company, if provided. The most recent local utility schedule will be 

used to determine estimated utilities’ costs if actual costs are not provided. For owner-
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occupants or households, which paid little or no rent, fair market rent will be used as a 

substitute for actual rent; or 

2. Thirty percent (30%) of the displaced person’s average monthly gross household income if 

the amount is classified as “low income” by US Department of Housing and Urban 

Development’s (HUD) Annual Survey of Income Limits for the Public Housing and 

Section 8 Programs. HUD’s Survey is shown as Exhibit B. If a displacee refuses to provide 

appropriate evidence of income or is a dependent, the base monthly rent shall be 

determined to be the average monthly cost for rent and utilities at the displacement 

dwelling; or 

3. The total of the amount designated for shelter and utilities if receiving a welfare assistance 

payment from a program that designated the amounts for shelter and utilities. 

Table 6 below illustrates the computation of a rental/down payment assistance payment amount. 

Table 6:  Computation of Rental Assistance Payments 

1. Old Rent $650 Old Rent, plus Utility Allowance 

OR 

2. Ability to Pay $700 30% of the Gross Household Income* 

3. Lesser of Lines 1 or 2 $650 Base Monthly Rental 

Subtracted From:   

4. Actual New Rent $750 Actual New Rent including Utility Allowance 

OR 

5. Comparable Rent $775 Determined by the City; includes Utility Allowance 

6. Lesser of Lines 4 or 5 $750  

7. Yields Monthly Need: $100 Subtract Line 3 from Line 6 

Rental Assistance $4,200 Multiply Line 7 by 42 Months 

*Gross income means the total amount of annual income of a household less the following: (1) a deduction for 

each dependent in excess of three; (2) a deduction of 10% of total income for the elderly or disabled head of 

household; (3) a deduction for recurring extraordinary medical expenses defined for this purpose to mean medical 

expenses in excess of 3% of total income, where not compensated for, or covered by insurance or other sources; 

(4) a deduction of reasonable amounts paid for the care of children or sick or incapacitate family members when 

determined to be necessary to employment of head of household or spouse, except that the amount shall not 

exceed the amount of income received by the person who would not otherwise be able to seek employment in 

the absence of such care. 

3. Down payment Assistance to Tenants Who Choose to Purchase 

 The displaced household may opt to apply the entire benefit amount for which they are 

eligible toward the purchase of a replacement unit. 

 A displaced household, who chooses to utilize up to the full amount of their rental 

assistance eligibility (including any Last Resort benefits) to purchase a home, will have the funds 

deposited in an open escrow account, provided that the entire amount is used for the down 
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payment and eligible, incidental costs associated with the purchase of a decent, safe, and sanitary 

replacement home. A provision shall be made in the escrow arrangements for the prompt return 

of the City funds, in the event escrow should fail to close within a reasonable period of time.   

 Final determination about the type of relocation benefits and assistance for which the 

household is eligible will be determined upon verification of the household’s occupants and 

income. 

D. Last Resort Housing 

Based on data derived from the surveys and analyses of the occupants on the Project site and costs 

of replacement housing resources, it is anticipated that “comparable replacement housing” will 

not be available as required for some tenants. Specifically, for renters, when the computed 

replacement housing assistance eligibility exceeds $5,250 in total or replacement dwelling 

monthly rental costs (including utilities and other reasonable recurring expenses) exceeds 30% of 

the person’s average monthly income. 

 

Therefore, if the Project proceeds, the City will authorize sufficient funds to provide housing of 

last resort. Due to the demonstrated number of available replacement housing resources, as shown 

earlier, the need to develop a replacement housing plan to produce a sufficient number of 

comparable replacement dwellings will not be necessary. Rather, funds will be used to make 

payments in excess of the monetary limits specified in the statute ($5,250); hence, satisfying the 

requirement that “comparable replacement housing” is available.  

 

The City will pay Last Resort Housing payments in two installments: The first installment includes 

the first and last month’s rent and security deposit of the replacement property and is paid at time 

the deposit is required.  The last installment includes the remaining balance of the eligible 

relocation payments and is paid at move out date.  Recipients of Last Resort rental assistance, who 

intend to purchase rather than re-rent replacement housing, will have the right to request a lump 

sum payment of all benefits in the form of downpayment assistance. Tenant households receiving 

periodic payments will have the option to request a lump sum payment of remaining benefits to 

assist with the purchase of a decent, safe and sanitary dwelling. 

E. Determinations of Comparable Housing 

Relocation staff would evaluate the cost of comparable replacement housing in the preparation of 

each individual Notice of Eligibility (NOE) issued to residential displacees. For residential tenants, 

the cost of comparable replacement housing would be determined primarily on a comparative 

basis of three, if possible, presently available, comparable dwellings. A Comparable Housing 

Analysis (CHA) Form would be prepared and placed in the file of each affected household.  
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F. General Information Regarding the Payment of Relocation Benefits 

Claims and supporting documentation for relocation benefits must be filed with the City no later 

than 18 months after: 

• For tenants, the date of displacement. 

 

The procedure for the preparation and filing of claims and the processing and delivery of payments 

would be as follows: 

1. Claimant(s) would provide all necessary documentation to substantiate eligibility for 

assistance; 

2. Relocation staff would review all necessary documentation including, but not limited to, 

scopes-of-services, contractor bids, invoices, lease documents and escrow material before 

reaching a determination as to which expenses are eligible for compensation; 

3. Required claim forms would be prepared by relocation staff and presented to the claimant 

for review. Signed claims and supporting documentation would be returned to relocation 

staff and submitted to the City; 

4. The City would review and approve claims for payment, or request additional information; 

5. The City would issue benefit checks to claimants in the most secure, expeditious manner 

possible; 

6. Final payments to residential displacees would be issued after confirmation that the Project 

premises have been completely vacated, and actual residency at the replacement unit is 

verified; 

7. Receipts of payment and all claim material would be maintained in the relocation case file. 

G. Immigration Status 

Federal legislation (PL105-117) prohibits the payment of relocation assistance benefits under the 

Uniform Act to any alien not lawfully present in the United States unless such ineligibility would 

result in an exceptional and extremely unusual hardship to the alien’s spouse, parent, or child any 

of whom is a citizen or an alien admitted for permanent residence. Exceptional and extremely 

unusual hardship is defined as significant and demonstrable adverse impact on the health or safety, 

continued existence of the family unit, and any other impact determined by the City to negatively 

affect the alien’s spouse, parent or child. 

 

In order to track and account for relocation assistance and benefit payments under the Federal 

relocation law, relocation staff will be required to seek immigration status information from each 

displacee 18 years and older by having them self-certify as to their legal status. 
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There is no legal presence requirement in order to be eligible for relocation assistance under the 

State Relocation Program. 

H. Relocation Tax Consequences 

In general, relocation payments are not considered income for the purpose of Division 2 of the 

Internal Revenue Code of 1954, which has been redesignated as the Internal Revenue Code of 

1986 (Title 26, U. S. Code), or for the purpose of determining the eligibility or the extent of 

eligibility of any person for assistance under the Social Security Act (42 U. S. Code 301 et seq.) or  

the Personal Income Tax Law, Part 10 (commencing with Section 17001) of the Revenue and 

Taxation Code, or the Bank and Corporation Tax Law, Part II (commencing with Section 23001) 

of Division 2 of the Revenue and Taxation Code. The above statement on tax consequences is not 

intended as tax advice by the City or Monument. Displacees are responsible for consulting with 

their own tax advisors concerning the tax consequences of relocation payments. 

I. Title VI – the City’s Non-Discrimination Policy  

Title VI of the Civil Rights Act of 1964 requires that no person in the United States, on the grounds 

of race, color or national origin be excluded from, be denied the benefits of, or be subjected to 

discrimination under any program or activity receiving federal financial assistance. Presidential 

Executive Order 12898 addresses environmental justice in minority and low-income populations. 

Presidential Executive Order 13166 addresses services to those individuals with limited English 

proficiency. Any person who believes that they have been excluded from, denied the benefits of, 

or been subjected to discrimination may file a written complaint with the City. Federal and state 

law requires complaints be filed within one-hundred eighty (180) calendar days of the last alleged 

incident. To request additional information on the City’s non-discrimination obligations or to file 

a Title VI Complaint please contact your Relocation Agent. Should language assistance be 

required, it will be provided at no cost. A Relocation Agent can arrange assistance for language 

assistance upon request. 

J. Fair Housing Laws  

Title VI of the Civil Rights Act of 1964 and Title VIII of the Civil Rights Act of 1968 set forth the 

policy of the United States to provide, within constitutional limitations, fair housing throughout 

the United States. These Acts and Executive Order 11063 make discriminatory practices in the 

purchase and rental of residential units illegal if based on race, color, religion, sex, or national 

origin. Whenever possible, minority persons shall be given reasonable opportunities to relocate to 

decent, safe, and sanitary housing, not located in an area of minority concentration, that are within 

their financial means. This policy, however, does not require the City to provide a person a larger 

payment than what may already be necessary to enable a person to relocate to a comparable 

replacement dwelling.  
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Please understand that this is a summary of the assistance that may be available to eligible 

displaced persons. No summary relocation law can anticipate every circumstance or question 

regarding the Relocation Program. It is important that each household works closely with a 

Relocation Agent to identify any special circumstances that need to be addressed when searching 

for replacement housing. No household should commit to renting or purchasing a replacement 

dwelling until the home has been inspected by a Relocation Agent. A Relocation Agent is available 

to assist in the relocation process and will explain each person’s rights and help to obtain the 

relocation payments and other assistance for which they are eligible.
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V. Administrative Provisions 

A. Notices 

Each notice that the City is required to provide to a property owner or occupant shall be personally 

delivered or sent via certified or registered first-class mail, return receipt requested and 

documented in each case file. Each notice would be written in plain, understandable language. 

Persons who are unable to read and understand any notice would be provided with appropriate 

translation and counseling. Each notice would indicate the name and telephone number of a 

person who may be contacted for answers to questions or other help. 

There are three principal notices: 

1. General Information Notice (GIN), 

2. Notice of Relocation Eligibility (NOE), and 

3. 90-Day Informational or Vacate Notice 

The GIN is intended to provide potential displacees with a general written description of the City’s 

relocation program and basic information concerning benefits, conditions of eligibility, noticing 

requirements and appeal rights. The GIN would be issued at the time the properties are being 

appraised. 

NOEs would be distributed to each residential displacee. The NOEs, contains a determination of 

eligibility for relocation assistance and a computation of maximum entitlement based on 

information provided by the affected household and the analyses of comparable replacement 

properties undertaken by relocation staff. NOEs would be issued promptly following the initiation 

of negotiation (ION) with property owners. 

No lawful occupant would be required to move without having received at least 90 days’ advance 

written notice of the earliest date by which the move would be necessary. The 90-day vacate 

notice would either state a specific date as the earliest date by which the occupant may be required 

to move, or state that the occupant would receive a further notice indicating, at least 60 days in 

advance for residential tenants and 30 days in advance for owner-occupants and non-residential 

occupants, the specific date of the required move. The 90-day vacate notice would not be issued 

to any residential displacees before a comparable replacement dwelling has been made available. 

In addition to the three principal relocation notices previously identified, relocation staff would 

issue timely written notification in the form of a Reminder Notice, which discusses the possible 

loss of rights and sets the expiration date for the loss of benefits to those persons who: 

1. Are eligible for monetary benefits, 

2. Have moved from the acquired property, and 

3. Have not filed a claim for benefits. 
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Reminder Notices would be issued periodically throughout the qualification period. An attempt 

shall be made to make written contact with all non-responsive displacees no later than within the 

last six months prior to the expiration date to file a claim for benefits. 

B. Privacy of Records 

All information obtained from displacees is considered confidential and would not be shared 

without the consent of the displacee or the City or as a requirement of a specific Public Records 

Request in accordance with federal and state law. Relocation staff would comply with federal 

regulations concerning the safeguarding of relocation files and their contents. 

C. Grievance Procedures 

A person who is dissatisfied with a determination as to eligibility for benefits, a payment amount, 

the failure to provide comparable replacement housing referrals, or the City’s property 

management practices must file an appeal form or any other written form of appeal with the City’s 

Right-of-Way Project Manager or his/her designee (Hearing Officer). 

The Hearing Officer shall set a hearing date of no later than 30 days from receipt of the appeal. 

The person making the appeal shall have: 

1. The right to present oral and/or written evidence in support of the appeal, 

2. The right to seek legal counsel (hired at the appellant’s sole expense), and 

3. The right to seek judicial review once having exhausted all administrative appeal remedies. 

The Hearing Officer shall render a decision, in writing, within 30 days following the last day of 

the hearing. A copy of the decision would be mailed, via certified or registered mail, to the 

appellant and his/her authorized representative and copies would be filed in the relocation case 

file. The decision of the Hearing Officer shall be final, and the appellant shall be advised of the 

right to seek judicial review of the Hearing Officer’s decision. 

D. Eviction Policy 

Eviction for cause must conform to applicable federal, state and local law. Any person, who 

occupies the real property and is in lawful occupancy on the date of the ION, is presumed to be 

entitled to relocation payments and other assistance, unless the City determines that: 

1. The person received an eviction notice prior to the ION and as a result of that notice is 

later evicted, or 

2. The person is evicted after the ION for serious or repeated violation of material term(s) of 

the lease or occupancy agreement, and 

3. In either case, the eviction was not undertaken for the purpose of evading the obligation 

to make available the payments or other assistance to which a person may otherwise be 

entitled. 
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E. Citizen Participation 

 

The City conducted a public hearing for the Project on November 19, 2024.  As the process for 

implementing the Project advances, the City will observe the following protocol: 

1. Provide affected tenants with full and timely access to documents relevant to the relocation 

program; 

2. Encourage meaningful participation in reviewing the relocation plan and monitoring the 

relocation assistance program; including the occupants in the Project area, neighborhood 

groups and community organizations forming a relocation committee; 

3. Provide technical assistance necessary to interpret elements of this Plan and other 

pertinent materials; 

4. Issue a general notice concerning the availability of the Plan for public review, as required,  

5. 30 days prior to its proposed adoption; 

F. Projected Dates of Displacement 

The City has approved acquisition and relocation activities, which began in December 2024 and 

would be completed no later than the summer of 2025. 

G. Estimated Relocation Costs 

The total budget estimated for relocation-related payments for this Project, including a 20% 

contingency, is as follows: 

Relocation: $    225,000  

Contingency at 20%:   $ 45,000 

Total:  $ 270,000 

The estimated relocation budget does not include any payments related to property acquisition, 

improvements pertaining to realty, or loss of business goodwill. In addition, the budget does not 

consider the cost of any services necessary to implement the Plan and complete the relocation 

element of the Project. 

If the Project is to be implemented, and circumstances arise that change the number of residential 

occupants or the nature of their activity, the City may authorize any additional, compensable 

funds that may need to be appropriated. The City pledges to appropriate, on a timely basis, the 

funds necessary to ensure the successful completion of the Project, including funds necessary for 

LRH as indicated in Section IV.D, of this Plan to meet its obligation under the relocation 

regulation.
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Introducción 

La Ciudad de Costa Mesa (Ciudad) planea adquirir la propiedad ubicada en 778 Shalimar Drive, Costa 

Mesa, CA 92627 para el Proyecto de Expansión del Parque Shalimar propuesto (Proyecto). El Parque 

Shalimar es una parte esencial de la comunidad para servir a los residentes cercanos desatendidos con 

servicios recreativos en un área de la ciudad que es deficiente en servicios de parques públicos. La 

Ciudad tiene la intención de evaluar el uso de la propiedad para una variedad de usos que sirven a la 

comunidad, incluida la creación de un centro comunitario, la expansión del Parque Shalimar y / o 

viviendas asequibles mejoradas, entre otros usos comunitarios. Este proyecto de parque está alineado 

con el objetivo del Plan Estratégico del Concejo Municipal de identificar estrategias para aumentar el 

acceso al parque con un enfoque en el lado oeste de Costa Mesa. 

 

La mejora del proyecto requerirá la adquisición total de una (1) propiedad, que es un cuádruple, lo que 

resultará en el desplazamiento permanente de tres (3) unidades residenciales ocupadas. 

 

La Ciudad ha contratado a Monument Inc. para preparar el Plan de Reubicación (Plan) en relación 

con el comienzo de las actividades de reubicación. Monument Inc., una firma con experiencia en 

adquisiciones y reubicación, ha sido seleccionada para preparar este Plan de Reubicación, y 

proporcionará toda la asistencia de reubicación requerida posteriormente en asociación con los 

ocupantes de cualquier hogar desplazado permanentemente. En cumplimiento con los requisitos 

legales, el Plan de Reubicación se ha preparado para evaluar las circunstancias actuales y los requisitos 

de vivienda de reemplazo de los inquilinos del Proyecto. Este Plan de Reubicación cumple con las 

leyes y regulaciones estatales aplicables que se encuentran en la Sección 7260 y siguientes del Código 

de Gobierno de California y el Código de Regulaciones de California, Título 25, División 1, Capítulo 

6, Subcapítulo 1 (Pautas). 

 

El Plan se organiza en cinco secciones: 

 

1. La ubicación regional y específica del Proyecto (SECCIÓN I); 

2. Una evaluación de las necesidades de reubicación de las personas sujetas a desplazamiento 

como resultado del Proyecto (SECCIÓN II); 

3. Una evaluación de los sitios de reemplazo residencial disponibles dentro de la ciudad de Costa 

Mesa y las áreas circundantes (SECCIÓN III);  

4. Una revisión del programa de asistencia para la reubicación que se ofrecerá a los ocupantes 

residenciales desplazados. (SECCIÓN IV); y 

5. Disposiciones administrativas necesarias (SECCIÓN V). 
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I. Descripción del área del proyecto 

 

A. Ubicación regional 

 
El proyecto está ubicado en la ciudad de Costa Mesa, dentro del condado de Orange. Costa Mesa se 

encuentra aproximadamente a 37 millas al sureste de la ciudad de Los Ángeles y es transitada por la 

Interestatal 405 (I-405) y fácilmente accesible por las Rutas Estatales 73 y 55. Las comunidades 

adyacentes incluyen Santa Ana, Fountain Valley, Huntington Beach, Newport Beach e Irvine. (Ver 
Figura 1: Ubicación Regional del Proyecto)   
 

 
 

Figura 1: Ubicación regional del proyecto 
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B. Ubicación y descripción del sitio del proyecto  
 

El sitio del proyecto está en Shalimar Drive. (Ver Figura 2: Ubicación del sitio del proyecto) El sitio del 

proyecto está ubicado aproximadamente a 1.5 millas al oeste de la Ruta Estatal 55 (SR-55), a 3.5 millas 

al noreste de la Interestatal 73 (I-73) y a 3.5 millas al norte de la Interestatal 405 (I-405). Costa Mesa 

abarca un total de 16 millas cuadradas con su frontera más al sur a solo 1 milla del Océano Pacífico. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

       Figura 2: Ubicación del sitio del proyecto 
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C. Características demográficas generales y de la vivienda 

 

Según las estimaciones de población del censo de EE. UU. de 2020, la población de la ciudad de Costa 

Mesa es 111,918 y la población de la zona censal afectada es 5,630 (consulte la Tabla 1 a continuación). 

Los datos correspondientes del Censo sobre la combinación de viviendas se muestran en Tabla 2, abajo.  

 

Tabla 1:  Población del Censo de EE. UU. 2020 - Ciudad de Costa Mesa y Tracto Impactado (636.05) 

Población 
Número de 

personas 
Porcentaje Ciudad Porcentaje 

Población total 5,630 100.0% 111,918 100.0% 

Solo blanco 1,799 32.0% 57,103 51% 

Solo negros o afroamericanos 52 0.9% 1,734 1.5% 

Indio americano o nativo de 

Alaska solo 
159 2.8% 1,300 1.1% 

Solo asiático 222 3.9% 9,535 8.5% 

Nativo de Hawái y otras islas 

del Pacífico solo 
4 0.1% 975 0.9% 

Dos o más razas 1,119 19.9% 18,311 16.4% 

Hispanos o latinos  

(de cualquier raza) 
3,949 70.1% 39,441 35.2% 

La Oficina del Censo de EE. UU. proporciona datos de población descriptivos adicionales donde las personas se 

identifican como “hispanas o latinas” o “no hispanas ni latinas”. La suma de estas dos categorías será igual a la 

población total de un conjunto de datos. 

 

Tabla 2:  Unidades de vivienda del Censo de EE. UU. 2020 - Ciudad de Costa Mesa y zona 

afectada (636.05)  

Tipo 
Número de 

unidades 
Porcentaje Ciudad Porcentaje 

Total de unidades ocupadas 1,697 94.9% 41,243 95.7% 

Unidades de Vivienda Vacantes 91 5.1% 1,842 4.3% 

  Fuente: Oficina del Censo de  EE. UU., consultado el 20 de diciembre de 2024. 
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II. Evaluación de las necesidades de reubicación 

A. Métodos de encuesta 

La información necesaria para la elaboración de este Plan se obtuvo de entrevistas personales con los 

residentes del Proyecto. Los entrevistadores lograron obtener información de la encuesta de cada uno 

de los hogares identificados dentro del área del proyecto. 

Se realizaron entrevistas detalladas en persona con los ocupantes residenciales afectados para recopilar 

la información necesaria, incluida información como el tamaño y la composición del hogar, los 

ingresos, la obligación mensual de alquiler, la duración y el tipo de ocupación, el idioma, las 

discapacidades/problemas de salud y las preferencias de vivienda de reemplazo.  

Las entrevistas en persona son un factor importante en la planificación y reubicación de los 

desplazados. En el proceso de planificación temprana, se presta especial atención a las necesidades 

físicas de las personas con discapacidades y los ancianos desplazados para asegurarse de que estas 

personas reciban la atención y la vivienda adecuadas.  

Los datos descriptivos de este Plan sobre los residentes se basan en entrevistas presenciales y 

observaciones de campo. Se adjuntan ejemplos del formulario de entrevista residencial utilizado en el 

proceso de entrevista Anexo A de este informe.  

B. Datos de la encuesta de campo - Residencial 

El proyecto impactará a una vivienda residencial de cuatro complejos con 3 hogares residenciales 

ocupados y una unidad vacante. La información de la encuesta se obtuvo de los 3 hogares residenciales 

ocupados. La Ciudad ha adoptado y se adherirá a sus estándares locales de ocupación de viviendas para 

asegurarse de que las viviendas sean del tamaño adecuado para reubicar a los ocupantes afectados. 
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Tabla 3 A continuación se muestra la vivienda actual en el área del proyecto, incluido el tamaño de las 

habitaciones. 

 

  Tabla 3:  Viviendas residenciales afectadas 

No. Dirección 
Tipo de 

propiedad 
Uso 

No. de 

Recamaras 

No. de los 

ocupantes 

Tipo de 

ocupación 

1 
778 Shalimar Dr., Unidad # 1 

Costa Mesa, CA 
Residencial Cuádruple 2 5 Arrendatario 

2 
778 Dr. Shalimar, Unidad # 2 

Costa Mesa, CA 
Residencial Cuádruple 2 

0 

(Unidad 

vacante) 

N/A 

3 
778 Shalimar Dr., Unidad # 3 

Costa Mesa, CA 
Residencial Cuádruple 2 9 Arrendatario 

4 
778 Shalimar Dr., Unidad # 4 

Costa Mesa, CA 
Residencial Cuádruple 2 5 Arrendatario 

1. Mezcla de viviendas 

Como se muestra en Tabla 3 arriba, el área del proyecto incluye 3 hogares que ocupan 1 edificio 

residencial (cuádruple), con dos unidades de vivienda ocupadas por un hogar cada una, otra unidad de 

vivienda ocupada por dos hogares y una unidad vacante. La información sobre la ocupación ayudará a 

determinar las necesidades de reubicación y el alcance de la asistencia proporcionada. Ninguna casa 

móvil se verá afectada por el proyecto. 

2. Normas de ocupación 

El estándar para la densidad de viviendas adoptado por la Ciudad permite dos personas por habitación 

y una persona en un área de estar común. La Ciudad se adhiere al estándar de ocupación del código de 

construcción estatal basado en los pies cuadrados de las viviendas para hogares de más de ocho 

miembros. Las referencias a viviendas de reemplazo proporcionadas a los ocupantes pueden reflejar la 

necesidad de alojamientos más grandes para cumplir con los requisitos del código estatal y de la ciudad 

de Costa Mesa. 

Por lo general, estas normas permiten que hasta tres personas ocupen una unidad de un dormitorio, 

cinco personas en una unidad de dos recamaras y siete personas en una unidad de tres recamaras. 

Cualquier hogar con más de ocho miembros requeriría una unidad de reemplazo de cuatro recamaras 

según el tamaño respectivo de esa unidad, según el código de construcción estatal.  

3. Ingreso 

La información sobre los ingresos del hogar se recopila de entrevistas residenciales para determinar las 

necesidades individuales de reubicación y el alcance de la asistencia financiera para la reubicación que 

se puede proporcionar. Los hogares de bajos ingresos pueden experimentar desafíos para calificar para 

la compra o el alquiler de viviendas de reemplazo. Es posible que se necesiten pagos anticipados de 
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viviendas de reemplazo para ayudar a los desplazados a calificar para préstamos o arrendamientos. Los 

hogares de bajos ingresos que eligen alquilar pueden ser elegibles para recibir asistencia adicional.  

Sobre la base de la información obtenida de las entrevistas residenciales, no pudimos determinar en 

este momento si algún hogar está identificado como hogar de bajos ingresos. De acuerdo con los 

estándares de bajos ingresos de la Autoridad de Vivienda del Condado de Orange (Anexo B), ajustados 

por el tamaño de la familia según lo publicado por el Departamento de Vivienda y Desarrollo 

Comunitario (HCD) del Estado de California, los límites de bajos ingresos para 2024 se definen de la 

siguiente manera:  

 

Tamaño de la 

familia 

1 2 3 4 5 6 7 8 

Límites de bajos 

ingresos 2024 

$88,400 $101,000 $113,650 $126,250 $136,350 $146,450 $156,550 $166,650 

Fuente: Sitio web del Departamento de Vivienda y Desarrollo Comunitario (HCD, por sus siglas en inglés), consultado el  

13 de diciembre de 2024 

 

4. Etnia/Idioma 

Según la estimación de un año de la Encuesta sobre la comunidad estadounidense del censo de  

EE. UU. de 2020, el 36.9% de la población de la ciudad de Costa Mesa habla un idioma además del 

inglés en casa. Con base en la información obtenida de las entrevistas residenciales de los tres hogares 

desplazados, el español es el idioma principal que se habla en el hogar. Los servicios lingüísticos están 

disponibles para atender las necesidades de todos los ocupantes afectados.   

5. Hogares con personas mayores 

Según la estimación de un año de la Encuesta sobre la comunidad estadounidense del censo de  

EE. UU. de 2020, el 12.3% del total de hogares está formado por ocupantes de 65 años o más. Se tiene 

especial cuidado para identificar y abordar las necesidades de los ocupantes mayores que pueden 

requerir adaptaciones especiales. Con base en la información obtenida de las entrevistas residenciales, 

ningún hogar tiene ocupantes mayores de 65 años. 

6. Hogares con discapacidades 

Según la estimación de un año de la Encuesta sobre la comunidad estadounidense del censo de   

EE. UU. de 2020, el 8.5%1  de la población civil está formada por personas con discapacidad. Las 

discapacidades pueden incluir una variedad de impedimentos de movilidad física, incluidos problemas 

psicológicos y otros problemas de salud física. Se procura satisfacer las necesidades especiales de cada 

 
1 United States Census Bureau web site, accessed December 27, 2024, https://data.census.gov/ 
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hogar, en particular porque estas necesidades implican el acceso físico a las viviendas. La identificación 

temprana de los problemas de salud individuales permitiría al personal de reubicación gestionar de 

manera más eficaz el proceso de reubicación. En todos los casos que impliquen impedimentos físicos o 

mentales, se proporcionarán servicios adicionales para garantizar un seguimiento estrecho de los casos 

individuales. Con base en la información obtenida de las entrevistas residenciales, un ocupante del 

hogar tiene una discapacidad que requiere el uso de un andador manual asistido.  

7. Áreas de reubicación preferidas  

Las entrevistas residenciales identifican las necesidades y preferencias específicas del sitio de reemplazo 

y ayudan a planificar la vivienda de reemplazo en consecuencia. En las entrevistas residenciales, 

muchos residentes tienden a expresar su preferencia por permanecer en la comunidad para mantener 

la matrícula escolar actual, el acceso al empleo, las instalaciones médicas, los recursos recreativos y el 

transporte público. Con base en la información obtenida de las entrevistas residenciales, los hogares 

afectados han indicado su preferencia por permanecer en la ciudad de Costa Mesa y en el área del 

condado de Orange. 
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III. Recursos de reubicación 

La Ley de Asistencia para la Reubicación de California establece que no se requerirá que ninguna 

persona residencial elegible se mude de su vivienda a menos que dichas personas dispongan de 

viviendas de reemplazo comparables. El propósito de esta sección es determinar si existen suficientes 

recursos de viviendas de reemplazo comparables para todos los posibles desplazados residenciales. La 

Ciudad está comprometida a hacer todo lo posible para reubicar satisfactoriamente a todos los 

ocupantes desplazados. 

A. Metodología 

Para determinar la disponibilidad de sitios residenciales antes del desplazamiento de los ocupantes del 

área del Proyecto, se investigaron los recursos a través de las siguientes fuentes: 

• Fuentes de Internet (listados de MLS, Zillow, etc.); 

• Listados clasificados de alquiler de publicaciones locales, y; 

• Contactos con empresas de bienes raíces/administración de propiedades que sirven a la 

comunidad. 

B. Disponibilidad de viviendas de reemplazo 

1. Vivienda Residencial de Alquiler 

Se llevó a cabo una encuesta de recursos de vivienda para determinar la disponibilidad de viviendas de 

reemplazo dentro de la ciudad de Costa Mesa suficientes para satisfacer las necesidades de los inquilinos 

de alquiler desplazados.  

La encuesta de vivienda de reemplazo consideró viviendas convencionales disponibles de dos y cuatro 

habitaciones para alquiler. Estos datos se resumen en Tabla 4 abajo. La encuesta convencional de 

vivienda, Tabla 4, identificó 54 unidades de vivienda convencional de dos recamaras actualmente 

disponibles para alquilar y 51 unidades de vivienda convencional de cuatro recamaras actualmente 

disponibles para alquiler. En la tabla se presentan las cifras individuales del número de unidades 

encontradas, así como la ubicación y el rango de precios. 
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Tabla 4:  Disponibilidad y costo de la vivienda de alquiler de reemplazo (convencional) 

Número de 

habitaciones 
Tipo de propiedad 

Número 

disponible 
Ciudad(es) 

Rango de Precios 

Arrendamiento 

2 Recamaras Residencia Unifamiliar 6 Costa Mesa $3,000 - $6,500 

2 Recamaras Condos 3 Costa Mesa $3,580 - $4,900 

2 Recamaras Apartamentos 45 Costa Mesa $2,300 - $4,800 

4 Recamaras Residencia Unifamiliar 41 

Costa Mesa, Garden 

Grove, Huntington 

Beach, Santa Ana, Irvine, 

Westminster 

$4,085-6,000 

4 Recamaras Condos 9 
Costa Mesa, Santa Ana, 

Irvine, Newport Beach 
$3,500-5,900 

4 Recamaras Dúplex/Tríplex/Cuádruple 1 Westminster $4,500 

Fuente: Multiple Listing Service y Zillow, consultado el 7 de enero de 2025 y el 17 de enero de 2025. 

 

Los rangos de alquiler identificados en la tabla anterior se encuentran entre las cifras utilizadas para 

hacer proyecciones de beneficios y presupuesto para este Plan. Las variaciones en el rango de alquiler 

son el resultado de la edad, la condición, el tamaño y los factores de ubicación. Las tarifas están sujetas 

a cambios de acuerdo con las tarifas del mercado vigentes en el momento del desplazamiento.  

Anexo C Proporciona una lista detallada de las viviendas disponibles para alquilar.  

2. Resumen 

Teniendo en cuenta la disponibilidad de viviendas de reemplazo, existen recursos de reemplazo 

adecuados en el área del proyecto para los inquilinos residenciales afectados.  

Aunque existen recursos de reemplazo adecuados basados en los resultados de las oportunidades de 

alquiler y los valores anticipados de las viviendas existentes, se anticipa que los ocupantes tendrán 

aumentos en los alquileres mensuales. Estos posibles aumentos, si los hubiera, se cubrirían a través del 

Programa de Asistencia para la Reubicación de la Ciudad, incluidos los requisitos de Vivienda de 

Último Recurso (LRH).   

 

C. Temas relacionados 

1. Desplazamiento Residencial Concurrente 

No se conocen proyectos públicos previstos en el área del Proyecto que causen desplazamientos 

significativos durante el período de tiempo de los desplazamientos previstos del Proyecto en la 

primavera/verano de 2025. No se exigirá a ninguna persona desplazada que se traslade sin previo aviso 

y sin acceso a una vivienda disponible, comparable, asequible, decente, segura e higiénica.  
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2. Reubicación temporal  

No se prevé que el proyecto cause desplazamientos temporales. Los ocupantes afectados serán 

desplazados permanentemente.  
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IV. El Programa de Reubicación 

El Programa de Reubicación (Ciudad) de la Ciudad de Costa Mesa está diseñado para minimizar las 

dificultades, responder a las circunstancias únicas del proyecto y mantener el contacto personal con 

todas las personas afectadas. El programa aplicará sistemáticamente todos los criterios reglamentarios 

para formular las determinaciones de elegibilidad y beneficios y cumplirá con todos los requisitos 

aplicables. El programa de reubicación que implementará la Ciudad cumplirá con los estándares y 

disposiciones de la Ley de Asistencia para la Reubicación de California, Código de Gobierno de 
California §7260 y siguientes; las Directrices de Asistencia para la Reubicación y Adquisición de Bienes 

Inmuebles; Código de Regulaciones de California, Título 25, División 1, Capítulo 6 (Directrices). 

La Ciudad ha retenido a Monument Inc. (Monumento) para administrar el Programa de Reubicación. 

Monument tiene un extenso currículum de proyectos de obras públicas realizados en otras 

comunidades del Condado de Orange. El personal experimentado de la Ciudad supervisaría el 

desempeño de Monument y sería responsable de aprobar o desaprobar las recomendaciones de 

Monument con respecto a la elegibilidad y las determinaciones de beneficios e interpretaciones de la 

política de la Ciudad. 

El Programa de Reubicación consta de dos componentes principales: Asesoría y Asistencia Financiera. 

A. Garantías, normas y objetivos del programa 

La Ciudad proporcionaría a los ocupantes residenciales desplazados la asistencia, los derechos y los 

beneficios requeridos por la ley estatal de reubicación y las políticas y procedimientos de la Ciudad. El 

programa de reubicación proporcionaría asesoramiento y asistencia financiera. Se hará todo lo posible 

por facilitar los arreglos de reubicación y reducir al mínimo las dificultades para los desplazados.  

Los objetivos del programa serían los siguientes: 

1. Informar plenamente a los desplazados elegibles del Proyecto sobre la naturaleza y los 

procedimientos para obtener asistencia y beneficios de reubicación; 

2. Determinar las necesidades de cada desplazado con derecho a asistencia; 

3. Proporcionar referencias continuamente actualizadas a posibles sitios de reemplazo dentro de 

un tiempo razonable antes del desplazamiento y asegurar que no se requiera que ningún 

ocupante se mude sin un aviso por escrito de un mínimo de 90 días para desalojar; 

4. Proporcionar asistencia que no resulte en un trato diferente o separado por motivos de raza, 

color, religión, origen nacional, sexo, estado civil u otras circunstancias arbitrarias; 

5. Suministrar información sobre los programas estatales y otros programas gubernamentales que 

brindan asistencia a las personas desplazadas; 

6. Para ayudar a cada ocupante elegible a completar las solicitudes de beneficios; 

7. Pagar las prestaciones de reinstalación de conformidad con las directrices pertinentes; 

8. Informar a todas las personas sujetas a desplazamiento de las políticas de la Ciudad con respecto 

al desalojo y la administración de la propiedad; y 
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9. Establecer y mantener un procedimiento formal de quejas para uso de las personas desplazadas 

que buscan una revisión administrativa de las decisiones de la Ciudad con respecto a la 

asistencia para la reubicación. 

B. Asistencia de Asesoría de Reubicación 

El personal de Monument está disponible para ayudar a las familias desplazadas permanentemente con 

preguntas o inquietudes sobre la reubicación y / o asistencia en la reubicación. El personal de 

reubicación puede ser contactado en 200 Spectrum Center, Suite 300, Irvine, CA 92618 con horario 

de oficina de 8:00 a.m. a 5:00 p.m., y puede ser contactado al (800) 577-0109. Se proporcionaría un 

programa integral de reubicación, con asistencia técnica y asesoría, para asistir a todas las personas 

desplazadas como consecuencia del proyecto, con servicios bilingües o asistencia de habla hispana 

disponibles. Se mantendrá el contacto personal con todas las personas hasta que se complete el proceso 

de reubicación. 

Como se mencionó anteriormente, Monument ha sido contratado por la Ciudad para ayudar en la 

administración de su programa de reubicación. Monument trabajará en estrecha colaboración con el 

personal de la Ciudad. El personal de la ciudad proporcionaría las aprobaciones finales, o de otro tipo, 

de todas las recomendaciones del Monumento. Se harán todos los esfuerzos razonables para garantizar 

que la reubicación de los residentes se produzca con un mínimo de demoras y dificultades. 

Se prestarán los siguientes servicios: 

1. Un folleto informativo impreso (Anexo D) se facilitará en inglés o en el idioma del desplazado 

si posteriormente se considera necesario. Se obtendrán acuses de recibo firmados para verificar 

la recepción de este material; 

2. Se mantendrá una base de datos de las unidades residenciales disponibles para alquiler y venta, 

y se proporcionarán referencias a los desplazados durante la duración del Proyecto; 

3. Se ofrecerá asistencia a los desplazados en relación con los arreglos para la compra de bienes 

inmuebles, si corresponde, la presentación de formularios de reclamo para solicitar beneficios 

de reubicación de la Ciudad y para obtener servicios de otras agencias públicas; 

4. Se prestará asistencia especial en forma de remisiones a organismos gubernamentales y no 

gubernamentales, si así se solicita; 

5. Se prestará asistencia a los desplazados que reúnan los requisitos necesarios para la preparación 

y presentación de solicitudes de asistencia para la reubicación; 

6. Las determinaciones y pagos de beneficios se realizarán de acuerdo con la ley aplicable y la 

política de la Ciudad; 

7. Asegurar que los desplazados no estén obligados a mudarse sin un mínimo de 90 días de aviso 

por escrito para desalojar; 
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8. Todas las personas sujetas a desplazamiento serán informadas de las políticas de la Ciudad con 

respecto al desalojo y la administración de la propiedad; 

9. Se establecerá y mantendrá un procedimiento formal de quejas para uso de las personas 

desplazadas que busquen una revisión administrativa de las decisiones de la Ciudad con 

respecto a la asistencia para la reubicación; y 

10. Se brindará asistencia que no resulte en un trato diferente o separado debido a la raza, color, 

religión, origen nacional, sexo, estado civil u otras circunstancias arbitrarias. 

C. Beneficios de Reubicación – Residencial  

Los requisitos específicos de elegibilidad y los planes de prestaciones se detallarán en función de cada 

uno de los desplazados. En el curso de las entrevistas personales y las visitas de seguimiento, se 

aconsejará a los hogares sobre las opciones disponibles con respecto a la asistencia financiera. 

Los beneficios de reubicación se proporcionarán de acuerdo con las disposiciones de la ley y los 

reglamentos estatales de reubicación. Los beneficios se pagarían a las personas desplazadas elegibles 

tras la presentación de los formularios de reclamación y la documentación requeridos de acuerdo con 

los procedimientos administrativos normales de la Ciudad. 

1. Pagos de gastos de mudanza residencial 

Todos los ocupantes residenciales que serían reubicados serían elegibles para recibir un pago por gastos 

de mudanza. Los pagos de gastos de mudanza se realizarían en función del costo real de una mudanza 

profesional o un pago fijo basado en un programa de recuento de habitaciones. 

a. Costo real (movimiento profesional) 

El desplazado puede optar por contratar los servicios de una empresa de mudanzas profesional con 

licencia, en cuyo caso la Ciudad pagaría el costo real de los servicios de mudanza en función de la 

menor de al menos dos ofertas aceptables (la Ciudad puede, a su discreción, solicitar ofertas 

competitivas para determinar el costo de mudanza razonable más bajo). Una vez completada la 

mudanza, la persona desplazada puede pagar directamente a la empresa de mudanzas y solicitar un 

reembolso a la Ciudad, o solicitar un pago directo de la Ciudad a la empresa de mudanzas. 

b. Pago fijo (basado en el horario de recuento de habitaciones) 

Un ocupante puede optar por recibir un pago fijo por los gastos de mudanza que se basa en el número 

de habitaciones ocupadas en la vivienda desplazada. En este caso, la persona que va a ser reubicada 

asume toda la responsabilidad de la mudanza. El pago fijo incluye todas las conexiones de servicios 

públicos como se describe en la Sección 1.a anterior. 

Como mínimo, el pago de horario fijo para las unidades de eficiencia de ocupación individual, 

amuebladas con la propiedad personal del inquilino, es de $780, que incluye todas las conexiones de 
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servicios públicos en la ubicación de reemplazo. El cronograma actual para los pagos de mudanza fija 

se proporciona a continuación en Tabla 5. 

Tabla 5:  Cronograma de Pagos de Mudanza Fija 

Vivienda amueblada 

Recuento de 

habitaciones 

1 2 3 4 5 6 7 8 Cada Adicional 

Cantidad $780 $1,000 $1,250 $1,475 $1,790 $2,065 $2,380 $2,690 $285 

Vivienda sin muebles 

Recuento de 

habitaciones 

1 Cada Adicional 

Cantidad $510 $100 

Fuente: Programa de costos de mudanza de URA (a partir del 26 de agosto de 2021). 

2. Asistencia de alquiler a los inquilinos que eligen alquilar 

 Para ser elegible para recibir los beneficios de asistencia para el alquiler, el hogar inquilino 

desplazado debe alquilar o comprar y ocupar una vivienda de reemplazo decente, segura e higiénica 

dentro de un año a partir de la fecha en que se muda de la vivienda desplazada.  Además, para calificar 

para los beneficios de asistencia para el alquiler, el inquilino-ocupante debe demostrar que (1) vivió en 

la propiedad como residente legal durante al menos 90 días consecutivos antes de la oferta inicial por 

escrito de la Ciudad para comprar la propiedad; y (2) la propiedad fue su residencia principal durante 

ese período de 90 días.   

 Sobre la base de los datos disponibles sobre los desplazados del proyecto, el hogar desplazado 

puede reunir los requisitos y ser elegible para solicitar beneficios de reubicación en virtud de las 

disposiciones estatales. Excepto en el caso de situaciones de vivienda de último recurso, el pago 

potencial al hogar será pagadero durante un período de 42 meses y limitado a un máximo de $5,250 

como se establece en las pautas. El programa de reubicación se explica en detalle en el folleto 

informativo que se proporcionará a cada hogar desplazado permanentemente. 

 

Los montos de pago de asistencia para el alquiler/pago inicial son iguales a 42 veces la diferencia entre 

el alquiler mensual base y el menor de: 

1. El alquiler mensual y el costo mensual promedio estimado de los servicios públicos para una 

vivienda de reemplazo comparable; o 

2. El alquiler mensual y el costo mensual promedio estimado de los servicios públicos para la 

vivienda de reemplazo decente, segura e higiénica que realmente ocupa la persona desplazada. 

El alquiler mensual base de la vivienda desplazada es el menor de los siguientes: 

1. El costo mensual promedio del alquiler y los servicios públicos en la vivienda desplazada 

durante un período razonable antes del desplazamiento. El costo mensual promedio de los 
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servicios públicos se determinará mediante estados de cuenta/recibos reales durante un período 

de 12 meses o un estado de cuenta de uso promedio de la compañía de servicios públicos, si se 

proporciona. El cronograma de servicios públicos locales más reciente se utilizará para 

determinar los costos estimados de los servicios públicos si no se proporcionan los costos reales. 

En el caso de los propietarios-ocupantes o de los hogares, que pagaron poco o ningún alquiler, 

se utilizará el alquiler justo de mercado como sustituto del alquiler real; o 

2. Treinta por ciento (30%) del ingreso bruto mensual promedio del hogar de la persona 

desplazada si el monto está clasificado como de "bajos ingresos" por la Encuesta Anual de 

Límites de Ingresos para los Programas de Vivienda Pública y Sección 8 del Departamento de 

Vivienda y Desarrollo Urbano de los Estados Unidos (HUD). La encuesta de HUD se muestra 

como Anexo B. Si una persona desplazada se niega a proporcionar pruebas apropiadas de 

ingresos o es un dependiente, se determinará que el alquiler mensual base es el costo mensual 

promedio del alquiler y los servicios públicos en la vivienda desplazada; o 

3. El total de la cantidad designada para vivienda y servicios públicos si recibe un pago de 

asistencia social de un programa que designó las cantidades para vivienda y servicios públicos. 
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Tabla 6 A continuación se ilustra el cálculo del monto del pago de asistencia para el alquiler/pago 

inicial. 

Tabla 6:  Cálculo de los pagos de asistencia para el alquiler 

1. Alquiler Antiguo $650 Alquiler antiguo, más subsidio de servicios públicos 

OR 

2. Capacidad de pago $700 30% de los ingresos brutos del hogar* 

3. La menor de las líneas 1 o 2 $650 Alquiler Mensual Base 

Restado de:   

4. Nuevo Alquiler Real $750 Nuevo alquiler real, incluida la asignación de servicios 

públicos 

OR 

5. Alquiler comparable $775 determinado por la ciudad; incluye Subsidio de Servicios 

Públicos 

6. La menor de las líneas 4 o 5 $750  

7. Rinde la necesidad 

mensual: 

$100 Restar la línea 3 de la línea 6 

Asistencia para el alquiler $4,200 Multiplicar la línea 7 por 42 meses 

*Ingreso bruto significa la cantidad total de ingresos anuales de un hogar menos lo siguiente: (1) una deducción por 

cada dependiente en exceso de tres; (2) una deducción del 10% de los ingresos totales para el adulto mayor o 

discapacitado jefe de hogar; (3) una deducción por gastos médicos extraordinarios recurrentes definidos para este 

propósito como gastos médicos que excedan el 3% de los ingresos totales, cuando no estén compensados o cubiertos 

por el seguro u otras fuentes; (4) una deducción de las cantidades razonables pagadas por el cuidado de los hijos o 

miembros de la familia enfermos o incapacitados cuando se determine que es necesario para el empleo del jefe de familia 

o cónyuge, excepto que la cantidad no excederá la cantidad de ingresos recibidos por la persona que de otro modo no 

podría buscar empleo en ausencia de dicho cuidado. 

3. Asistencia para el pago inicial a los inquilinos que eligen comprar 

 El hogar desplazado puede optar por aplicar la totalidad del monto del beneficio para el que es 

elegible para la compra de una unidad de reemplazo. 

 Un hogar desplazado, que elija utilizar hasta el monto total de su elegibilidad de asistencia para 

el alquiler (incluidos los beneficios de último recurso) para comprar una casa, tendrá los fondos 

depositados en una cuenta de depósito en garantía abierta, siempre que el monto total se utilice para 

el pago inicial y los costos incidentales elegibles asociados con la compra de una vivienda de reemplazo 

decente, segura y sanitaria. Se hará una provisión en los arreglos de custodia para la pronta devolución 

de los fondos de la Ciudad, en caso de que el depósito en garantía no se cierre dentro de un período de 

tiempo razonable.   

 La determinación final sobre el tipo de beneficios y asistencia de reubicación para los que el 

hogar es elegible se determinará después de la verificación de los ocupantes e ingresos del hogar. 
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D. Vivienda de Último Recurso 

Sobre la base de los datos derivados de las encuestas y análisis de los ocupantes en el sitio del Proyecto 

y los costos de los recursos de vivienda de reemplazo, se prevé que no se dispondrá de "viviendas de 

reemplazo comparables" como se requiere para algunos inquilinos. Específicamente, para los 

inquilinos, cuando la elegibilidad de asistencia de vivienda de reemplazo calculada supera los $5,250 

en total o los costos mensuales de alquiler de la vivienda de reemplazo (incluidos los servicios públicos 

y otros gastos recurrentes razonables) superan el 30% del ingreso mensual promedio de la persona. 

 

Por lo tanto, si el Proyecto procede, la Ciudad autorizará fondos suficientes para proporcionar 

viviendas de último recurso. Debido al número demostrado de recursos de vivienda de reemplazo 

disponibles, como se mostró anteriormente, no será necesario desarrollar un plan de vivienda de 

reemplazo para producir un número suficiente de viviendas de reemplazo comparables. Más bien, los 

fondos se utilizarán para realizar pagos que excedan los límites monetarios especificados en el estatuto 

($5,250); por lo tanto, se cumple el requisito de que se disponga de una "vivienda de sustitución 

comparable".  

 

La Ciudad pagará los pagos de Vivienda de Último Recurso en dos cuotas: La primera cuota incluye el 

primer y último mes de alquiler y el depósito de seguridad de la propiedad de reemplazo y se paga en 

el momento en que se requiere el depósito.  La última cuota incluye el saldo restante de los pagos de 

reubicación elegibles y se paga en la fecha de salida.  Los beneficiarios de la asistencia de último recurso 

para el alquiler, que tengan la intención de comprar una vivienda de reemplazo en lugar de volver a 

alquilarla, tendrán derecho a solicitar el pago de una suma global de todos los beneficios en forma de 

asistencia para el pago inicial. Los hogares inquilinos que reciben pagos periódicos tendrán la opción 

de solicitar un pago único de los beneficios restantes para ayudar con la compra de una vivienda 

decente, segura e higiénica. 

E. Determinaciones de Vivienda Comparable 

El personal de reubicación evaluaría el costo de una vivienda de reemplazo comparable en la 

preparación de cada Aviso de Elegibilidad (NOE) individual emitido a los desplazados residenciales. 

En el caso de los inquilinos residenciales, el costo de una vivienda de sustitución comparable se 

determinaría principalmente sobre una base comparativa de tres viviendas comparables, si es posible, 

actualmente disponibles. Se prepararía un Formulario de Análisis de Vivienda Comparable (CHA, por 

sus siglas en inglés) y se colocaría en el archivo de cada hogar afectado.  

F. Información general sobre el pago de las prestaciones de reubicación 

Las reclamaciones y la documentación de respaldo para los beneficios de reubicación deben 

presentarse ante la Ciudad a más tardar 18 meses después de: 

• En el caso de los inquilinos, la fecha de desplazamiento. 
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El procedimiento para la preparación y presentación de reclamaciones y la tramitación y entrega de 

los pagos sería el siguiente: 

1. El (los) reclamante(s) proporcionaría(n) toda la documentación necesaria para justificar su 

elegibilidad para recibir asistencia; 

2. El personal de reubicación revisaría toda la documentación necesaria, incluidos, entre otros, 

los alcances de los servicios, las ofertas de los contratistas, las facturas, los documentos de 

arrendamiento y el material de depósito en garantía antes de llegar a una determinación sobre 

qué gastos son elegibles para la compensación; 

3. El personal de reubicación prepararía los formularios de reclamación requeridos y los 

presentaría al reclamante para su revisión. Las reclamaciones firmadas y la documentación de 

respaldo se devolverían al personal de reubicación y se presentarían a la Ciudad; 

4. La Ciudad revisaría y aprobaría las reclamaciones de pago, o solicitaría información adicional; 

5. La Ciudad emitiría cheques de beneficios a los reclamantes de la manera más segura y expedita 

posible; 

6. Los pagos finales a los desplazados residenciales se emitirán después de que se confirme que las 

instalaciones del Proyecto han sido completamente desocupadas y se verifique la residencia 

real en la unidad de reemplazo; 

7. Los recibos de pago y todo el material de la reclamación se mantendrán en el expediente del 

caso de reubicación. 

G. Estatus Migratorio 

La legislación federal (PL105-117) prohíbe el pago de beneficios de asistencia para la reubicación en 

virtud de la Ley Uniforme a cualquier extranjero que no esté legalmente presente en los Estados 

Unidos, a menos que dicha inelegibilidad resulte en una dificultad excepcional y extremadamente 

inusual para el cónyuge, padre o hijo del extranjero, cualquiera de los cuales sea ciudadano o un 

extranjero admitido para la residencia permanente. Las dificultades excepcionales y extremadamente 

inusuales se definen como un impacto adverso significativo y demostrable en la salud o la seguridad, 

la existencia continua de la unidad familiar y cualquier otro impacto que la Ciudad determine que 

afecta negativamente al cónyuge, padre o hijo del extranjero. 

 

Con el fin de rastrear y dar cuenta de la asistencia para la reubicación y los pagos de beneficios bajo la 

ley federal de reubicación, se requerirá que el personal de reubicación busque información sobre el 

estado migratorio de cada desplazado mayor de 18 años haciendo que se auto-certifiquen en cuanto a 

su estatus legal. 

 

No hay ningún requisito de presencia legal para ser elegible para la asistencia de reubicación bajo el 

Programa Estatal de Reubicación. 
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H. Consecuencias fiscales de la reubicación 

En general, los pagos de reubicación no se consideran ingresos a los efectos de la División 2 del Código 

de Rentas Internas de 1954, que ha sido re-designado como el Código de Rentas Internas de 1986 

(Título 26, U. S. Código), o con el propósito de determinar la elegibilidad o el grado de elegibilidad de 

cualquier persona para recibir asistencia en virtud de la Ley del Seguro Social (42 U. S. Código 301 y 

siguientes) o la Ley del Impuesto sobre la Renta de las Personas Físicas, Parte 10 (a partir de la Sección 

17001) del Código de Ingresos e Impuestos, o la Ley del Impuesto Bancario y Corporativo, Parte II (a 

partir de la Sección 23001) de la División 2 del Código de Ingresos e Impuestos. La declaración anterior 

sobre las consecuencias fiscales no pretende ser un asesoramiento fiscal por parte de la Ciudad o el 

Monumento. Los desplazados son responsables de consultar con sus propios asesores fiscales sobre las 

consecuencias fiscales de los pagos de reubicación. 

I. Título VI – La Política de No Discriminación de la Ciudad  

El Título VI de la Ley de Derechos Civiles de 1964 requiere que ninguna persona en los Estados Unidos, 

por motivos de raza, color u origen nacional, sea excluida, se le nieguen los beneficios o sea objeto de 

discriminación en ningún programa o actividad que reciba asistencia financiera federal. La Orden 

Ejecutiva Presidencial 12898 aborda la justicia ambiental en las poblaciones minoritarias y de bajos 

ingresos. La Orden Ejecutiva Presidencial 13166 aborda los servicios para aquellas personas con 

dominio limitado del inglés. Cualquier persona que crea que ha sido excluida, se le han negado los 

beneficios o ha sido objeto de discriminación puede presentar una queja por escrito ante la Ciudad. Las 

leyes federales y estatales requieren que las quejas se presenten dentro de los ciento ochenta (180) días 

calendario posteriores al último incidente alegado. Para solicitar información adicional sobre las 

obligaciones de no discriminación de la Ciudad o para presentar una queja del Título VI, comuníquese 

con su Agente de Reubicación. En caso de que se requiera asistencia lingüística, se proporcionará sin 

costo alguno. Un agente de reubicación puede organizar asistencia lingüística si lo solicita. 

J. Leyes de Vivienda Justa  

El Título VI de la Ley de Derechos Civiles de 1964 y el Título VIII de la Ley de Derechos Civiles de 

1968 establecen la política de los Estados Unidos de proporcionar, dentro de las limitaciones 

constitucionales, una vivienda justa en todo el país. Estas leyes y la Orden Ejecutiva 11063 declaran 

ilegales las prácticas discriminatorias en la compra y alquiler de unidades residenciales por motivos de 

raza, color, religión, sexo u origen nacional. Siempre que sea posible, se darán a las personas 

pertenecientes a minorías oportunidades razonables para trasladarse a viviendas decentes, seguras e 

higiénicas, que no estén situadas en una zona de concentración de minorías, y que estén dentro de sus 

posibilidades económicas. Esta política, sin embargo, no requiere que la Ciudad proporcione a una 

persona un pago mayor que el que ya puede ser necesario para permitir que una persona se traslade a 

una vivienda de reemplazo comparable.  
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Por favor, comprenda que este es un resumen de la asistencia que puede estar disponible para las 

personas desplazadas elegibles. Ninguna ley de reubicación sumaria puede anticipar todas las 

circunstancias o preguntas relacionadas con el Programa de Reubicación. Es importante que cada 

hogar trabaje en estrecha colaboración con un Agente de Reubicación para identificar cualquier 

circunstancia especial que deba abordarse al buscar una vivienda de reemplazo. Ningún hogar debe 

comprometerse a alquilar o comprar una vivienda de reemplazo hasta que la casa haya sido 

inspeccionada por un Agente de Reubicación. Un agente de reubicación está disponible para ayudar 

en el proceso de reubicación y explicará los derechos de cada persona y ayudará a obtener los pagos de 

reubicación y otra asistencia para la que son elegibles.
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V. Disposiciones administrativas 

A. Avisos 

Cada aviso que la Ciudad esté obligada a proporcionar a un propietario u ocupante de una propiedad 

se entregará personalmente o se enviará por correo certificado o registrado de primera clase, con acuse 

de recibo solicitado y documentado en cada expediente del caso. Cada aviso se redactaría en un 

lenguaje sencillo y comprensible. A las personas que no puedan leer y entender cualquier aviso se les 

proporcionará la traducción y el asesoramiento adecuados. Cada aviso indicaría el nombre y el número 

de teléfono de una persona a la que se puede contactar para obtener respuestas a preguntas u otro tipo 

de ayuda. 

Hay tres avisos principales: 

1. Aviso de Información General (GIN), 

2. Aviso de Elegibilidad de Reubicación (NOE), y 

3. Aviso informativo o de desalojo de 90 días 

El GIN tiene la intención de proporcionar a los posibles desplazados una descripción general por escrito 

del programa de reubicación de la Ciudad e información básica sobre beneficios, condiciones de 

elegibilidad, requisitos de notificación y derechos de apelación. El GIN se emitiría en el momento en 

que se están tasando las propiedades. 

Las NOE se distribuirían a cada desplazado residencial. Las NOE contienen una determinación de la 

elegibilidad para la asistencia de reubicación y un cálculo del derecho máximo basado en la 

información proporcionada por el hogar afectado y los análisis de propiedades de reemplazo 

comparables realizados por el personal de reubicación. Las NOE se emitirían inmediatamente después 

del inicio de la negociación (ION) con los propietarios. 

Ningún ocupante legal estaría obligado a mudarse sin haber recibido una notificación por escrito con 

al menos 90 días de anticipación de la fecha más temprana en la que sería necesario el traslado. El aviso 

de desalojo de 90 días indicaría una fecha específica como la fecha más temprana en la que se puede 

requerir que el ocupante se mude, o declararía que el ocupante recibiría un aviso adicional que 

indicaría, con al menos 60 días de anticipación para los inquilinos residenciales y 30 días de 

anticipación para los propietarios-ocupantes y ocupantes no residenciales, la fecha específica de la 

mudanza requerida. El aviso de desalojo de 90 días no se emitiría a ningún desplazado residencial antes 

de que se haya puesto a disposición una vivienda de reemplazo comparable. 

Además de los tres avisos de reubicación principales identificados anteriormente, el personal de 

reubicación emitiría una notificación oportuna por escrito en forma de un aviso recordatorio, en el 

que se analiza la posible pérdida de derechos y se establece la fecha de vencimiento de la pérdida de 

beneficios para aquellas personas que: 
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1. Son elegibles para beneficios monetarios, 

2. Haberse mudado de la propiedad adquirida, y 

3. No haber presentado una reclamación de beneficios. 

Se emitirán avisos recordatorios periódicamente durante todo el período de calificación. Se intentará 

hacer un contacto por escrito con todos los desplazados que no respondan a más tardar dentro de los 

últimos seis meses antes de la fecha de vencimiento para presentar un reclamo de beneficios. 

B. Privacidad de los registros 

Toda la información obtenida de los desplazados se considera confidencial y no se compartirá sin el 

consentimiento del desplazado o de la Ciudad o como requisito de una Solicitud de Registros Públicos 

específica de acuerdo con las leyes federales y estatales. El personal de reubicación cumpliría con las 

regulaciones federales relativas a la protección de los archivos de reubicación y su contenido. 

C. Procedimientos de quejas 

Una persona que no esté satisfecha con una determinación en cuanto a la elegibilidad para los 

beneficios, un monto de pago, la falta de proporcionar referencias de viviendas de reemplazo 

comparables o las prácticas de administración de propiedades de la Ciudad debe presentar un 

formulario de apelación o cualquier otra forma escrita de apelación ante el Gerente del Proyecto de 

Derecho de Paso de la Ciudad o su designado (Oficial de Audiencias). 

El Oficial de Audiencias fijará una fecha de audiencia de no más de 30 días a partir de la recepción de 

la apelación. La persona que interponga el recurso deberá tener: 

1. El derecho a presentar pruebas orales y/o escritas en apoyo de la apelación, 

2. El derecho a buscar asesoría legal (contratada a expensas exclusivas del apelante), y 

3. El derecho a interponer un recurso contencioso-administrativo una vez agotados todos los 

recursos administrativos. 

El Oficial de Audiencias emitirá una decisión, por escrito, dentro de los 30 días siguientes al último día 

de la audiencia. Se enviaría una copia de la decisión, por correo certificado o registrado, al apelante y 

a su representante autorizado y se archivarían copias en el expediente del caso de reubicación. La 

decisión del Oficial de Audiencias será definitiva y se informará al apelante del derecho a solicitar una 

revisión judicial de la decisión del Oficial de Audiencias. 

D. Política de desalojo 

El desalojo con causa debe cumplir con las leyes federales, estatales y locales aplicables. Cualquier 

persona que ocupe la propiedad inmueble y esté en posesión legal en la fecha de la ION, se presume 

que tiene derecho a pagos de reubicación y otra asistencia, a menos que la Ciudad determine que: 

1. La persona recibió un aviso de desalojo antes de la ION y, como resultado de ese aviso, es 

desalojado posteriormente, o 
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2. La persona es desalojada después de la ION por violación grave o repetida de los términos 

materiales del contrato de arrendamiento o de ocupación, y 

3. En ambos casos, el desalojo no se llevó a cabo con el propósito de eludir la obligación de poner 

a disposición los pagos u otra asistencia a la que una persona pudiera tener derecho. 

 

E. Participación Ciudadana 

 

La Ciudad llevó a cabo una audiencia pública para el Proyecto el 19 de noviembre de 2024. A medida 

que avanza el proceso de implementación del Proyecto, la Ciudad observará el siguiente protocolo: 

1. Proporcionar a los inquilinos afectados acceso completo y oportuno a los documentos 

relevantes para el programa de reubicación; 

2. Fomentar la participación significativa en la revisión del plan de reubicación y el seguimiento 

del programa de asistencia para la reubicación; incluyendo a los ocupantes en el área del 

Proyecto, grupos de vecinos y organizaciones comunitarias que forman un comité de 

reubicación; 

3. Proporcionar la asistencia técnica necesaria para interpretar los elementos de este Plan y otros 

materiales pertinentes; 

4. Emitir un aviso general sobre la disponibilidad del Plan para revisión pública, según sea 

necesario,  

5. 30 días antes de su propuesta de adopción; 

F. Fechas proyectadas de desplazamiento 

La Ciudad ha aprobado las actividades de adquisición y reubicación, que comenzaron en diciembre de 

2024 y se completarían a más tardar en el verano de 2025. 

G. Costos estimados de reubicación 

El presupuesto total estimado para los pagos relacionados con la reubicación para este proyecto, 

incluyendo un 20% de contingencia, es el siguiente: 

Reubicación: $    225,000  

Contingencia al 20%:   $ 45,000 

Total:  $ 270,000 

El presupuesto estimado de reubicación no incluye ningún pago relacionado con la adquisición de 

propiedades, mejoras relacionadas con bienes raíces o pérdida de buena voluntad comercial. Además, 

el presupuesto no considera el costo de los servicios necesarios para implementar el Plan y completar 

el elemento de reubicación del Proyecto. 
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Si el Proyecto va a ser implementado, y surgen circunstancias que cambian el número de ocupantes 

residenciales o la naturaleza de su actividad, la Ciudad puede autorizar cualquier fondo adicional 

compensable que pueda necesitar ser asignado. La Ciudad se compromete a asignar, de manera 

oportuna, los fondos necesarios para garantizar la finalización exitosa del Proyecto, incluidos los fondos 

necesarios para LRH como se indica en la Sección IV.D, de este Plan para cumplir con su obligación 

bajo el reglamento de reubicación.
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Anexo A 

Formulario de entrevista residencial 
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Anexo B 

Límites de Ingresos del HCD – Condado de Orange  
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Anexo C 

Listados de alquiler  
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Anexo D 

Folleto Informativo Residencial
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Anexo E 

Comentarios Públicos y Respuestas 
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RESOLUTION NO. 2025-xx 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF COSTA MESA, 
CALIFORNIA, APPROVING A RELOCATION PLAN FOR TENANTS OF 778 
SHALIMAR DRIVE, COSTA MESA, CALIFORNIA AND APPROPRIATING FUNDING 
THEREFOR 
 

THE CITY COUNCIL OF THE CITY OF COSTA MESA DOES HEREBY 
RESOLVE AS FOLLOWS: 

 
WHEREAS, the City has entered into an agreement to purchase the real property 

located at 778 Shalimar for additional community-serving public uses; and 
 
WHEREAS, the property has three occupied rental units, the residents of which 

need to be relocated in order to effectuate the purpose of the purchase; and 
 
WHEREAS, under California law, the City must prepare, circulate and approve a 

Relocation Plan for the existing tenants on the property; and 
 
WHEREAS, the terms of the purchase of the property include an obligation for the 

City to relocate the existing tenants prior to close of escrow; and 
 
WHEREAS, the Draft Relocation Plan was made available for public review for 30 

days beginning February 14, 2025, for a thirty-day review period; and 
 
WHEREAS, the project is exempt from the provisions of the California 

Environmental Quality Act (CEQA) per Section 15061(b)(3) (Common Sense Exemption), 
as it can be seen with certainty that approval and implementation of the Draft Relocation 
Plan will not have a significant effect on the environment; and 

 
WHEREAS, the Draft Relocation Plan is consistent with the Housing Element of the 

City’s General Plan; and 
 
WHEREAS, the occupants of the property were provided with informational notices 

of the Draft Relocation Plan in accordance with State law requirements, and were also 
notified of the public hearing, and a copy of the Draft Relocation Plan was provided to 
them; and 

 
WHEREAS, the City Council has conducted a duly noticed public hearing 

regarding the Relocation Plan; and 
 
WHEREAS, the City Council now desires to approve the Relocation Plan and 

direct staff to implement the approved plan; and 
 

WHEREAS, the City Council desires to authorize a budget appropriation in the 
amount of $__________ from ______________________ for the costs of implementing 
the approved Relocation Plan. 
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NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Costa 
Mesa as follows: 

 
Section 1.  The foregoing recitals are incorporated into this Resolution by this 

reference, and constitute a material part of this Resolution. 
 
Section 2.  The Draft Relocation Plan for the residents of 778 Shalimar Drive, Costa 

Mesa, California 92627, attached hereto as Exhibit “A” is hereby approved. 
 

 Section 3.  The City Council authorizes a budget appropriation in the amount of 
$__________ from ______________________  for the costs of implementing the approved 
Relocation Plan. 
 

Section 4.  Staff is directed to implement the approved Relocation Plan. 
 
PASSED AND ADOPTED this _____ day of April, 2025. 

 
 
 
 

John Stephens, Mayor 
 
 
ATTEST: APPROVED AS TO FORM: 

 
 
 
 

Brenda Green, City Clerk Kimberly Hall Barlow, City Attorney 
 
STATE OF CALIFORNIA ) 
COUNTY OF ORANGE ) ss 
CITY OF COSTA MESA ) 

 
I, BRENDA GREEN, City Clerk of the City of Costa Mesa, DO HEREBY CERTIFY 

that the above and foregoing is the original of Resolution No. 2025-xx and was duly 
passed and adopted by the City Council of the City of Costa Mesa at a regular meeting 
held on the _____ day of April, 2025, by the following roll call vote, to wit: 

 
 
AYES: COUNCIL MEMBERS: 

 
NOES:  COUNCIL MEMBERS: 

 
ABSENT: COUNCIL MEMBERS: 
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IN WITNESS WHEREOF, I have hereby set my hand and affixed the seal of the 
City of Costa Mesa this ___ day of April, 2025. 

 
 
 
 

Brenda Green, City Clerk 
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EXHIBIT A 
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 25-250 Meeting Date: 4/15/2025

TITLE:

APPOINTMENT TO THE ANIMAL SERVICES COMMITTEE AND CONFIRMING THE ORANGE
COUNTY MODEL ENGINEERS (OCME) LIAISON TO THE FAIRVIEW PARK STEERING
COMMITTEE

DEPARTMENT: CITY MANAGER’S OFFICE/CITY CLERK DIVISION

PRESENTED BY: BRENDA GREEN, CITY CLERK

CONTACT INFORMATION: BRENDA GREEN, CITY CLERK, (714) 754-5221

RECOMMENDATION:

Staff recommends:
1. Mayor Pro Tem Chavez make one (1) member appointment to the Animal Services Committee

with a term expiration of April 2027.

2. The City Council confirm Hank Castignetti as the Orange County Model Engineers (OCME)
City liaison to the Fairview Park Steering Committee.

BACKGROUND:

Animal Services Committee (1 Appointment)
One (1) Committee Member/Term Expiration of April 2027

The Animal Services Committee meets on the fourth Wednesday of the month except for August and
December and provides advice and recommendations to the City Council on animal services issues,
promotes pet licensing, and assists with the planning and execution of animal-related events. Staff
received fourteen (14) applications for the vacancy to be filled (applications attached). Mayor Pro
Tem Chavez may appoint any applicant; there is no requirement to appoint within the Council
Member’s district.

1. Brian Buckner - District 1
2. Randi Miller - District 1
3. Anke Secrest - District 1
4. Becca Walls - District 1
5. Christina Poulos - District 1
6. Kalvin Alvarez - District 2
7. Olivia M. Eimers - District 2
8. Carlos Salampessy - District 2
9. Syed Zia Hussain - District 2
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10.Amber Watnik - District 2
11.Dana S. Lavin - District 3
12.Mackenzie 'Kenzie" Huth - District 4
13.Rhonda J. Christlieb - District 5
14.Debra Lee - District 5

ANALYSIS:

Animal Services Committee

At the April 1, 2025 City Council meeting, Mayor Pro Tem Chavez requested an additional one week
recruitment period for the Animal Services Committee only. The City opened the Committee
recruitment on April 2, 2025, and press releases/solicitations were sent on April 2, 2025, April 7,
2025, and April 8, 2025. In response to the City’s outreach efforts, a total of fourteen (14) applications
were received.

Orange County Model Engineers (OCME) Liaison to Fairview Park Steering Committee

The appointment of Hank Castignetti as the Orange County Model Engineers (OCME) City liaison to
the Fairview Park Steering Committee was discussed in the April 1, 2025 agenda report, but was
inadvertently omitted from the motions.

ALTERNATIVES:

Mayor Pro Tem Chavez may choose not to make an appointment to the Animal Services Committee
and/or request to reopen the recruitment period.

FISCAL REVIEW:

There is no fiscal impact to the Fiscal Year 2024-2025 Budget since City Committee Members do not
receive a stipend for serving on the various committees.

LEGAL REVIEW:

The City Attorney has reviewed this report and has approved it as to form.

CITY COUNCIL GOALS AND PRIORITIES:

This item is administrative in nature.

CONCLUSION:

Staff recommends:
1. Mayor Pro Tem Chavez make one (1) member appointment to the Animal Services Committee

with a term expiration of April 2027.

2. The City Council confirm Hank Castignetti as the Orange County Model Engineers (OCME) City
liaison to the Fairview Park Steering Committee.

Page 2 of 2
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City of Costa Mesa Application to the Animal Services Committee (2025)

1 / 2

Q1

Full Name:

Brian Buckner

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

I'm a long time resident of Costa Mesa and highly involved in many pet rescue organizations.

Q4

As a Committee member, what ideas or projects are of interest to you?

To provide services to animals in need.

Q5

Optional Resume:

Respondent skipped this question

#1#1
COMPLETECOMPLETE

Collector:Collector:
Started:Started:
Last Modified:Last Modified:
Time Spent:Time Spent:
IP Address:IP Address:

Page 1
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City of Costa Mesa Application to the Animal Services Committee (2025)

1 / 3

Q1

Full Name:

Randi Miller

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

I am eager to serve on the Animal Services Committee because I have a deep passion for animal welfare and believe in the 
importance of promoting humane treatment, responsible pet ownership, and community engagement regarding animal care. My 

personal commitment to animal advocacy, along with my background in animal welfare has provided me with the skills and perspective 
necessary to contribute meaningfully to the committee's efforts.

I have experience in volunteering at animal shelters, working with animal rescue organizations, or participating in animal-related 

advocacy campaigns. Additionally, my skills, such as communication, organizational skills, and experience with policy development 
will allow me to effectively collaborate with fellow committee members to address issues related to animal services in our community.

I am confident that my qualifications, combined with my passion for animal welfare, would make me a valuable asset to the Animal 

Services Committee. Thank you for considering my application.

#2#2
COMPLETECOMPLETE

Collector:Collector:
Started:Started:
Last Modified:Last Modified:
Time Spent:Time Spent:
IP Address:IP Address:
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City of Costa Mesa Application to the Animal Services Committee (2025)

2 / 3

Q4

As a Committee member, what ideas or projects are of interest to you?

As a potential member of the Animal Services Committee, I am particularly interested in initiatives that promote animal welfare, 

community education, and effective policy development. Some ideas and projects that I believe would be beneficial include:

Expanding Community Education Programs: Developing programs to educate the public on responsible pet ownership, including 
spaying/neutering, proper care, and training. This could include school outreach, workshops, or informational campaigns aimed at 

preventing pet overpopulation and improving the relationship between animals and owners.
Improving Adoption and Foster Programs: Supporting and enhancing local shelters' adoption and foster programs to increase the 

chances of animals finding permanent homes. This could involve streamlining the adoption process, increasing awareness of 
adoptable pets, or providing additional resources to foster families.

Supporting Low-Cost Veterinary Services: Partnering with local veterinary clinics to offer low-cost or subsidized spay/neuter and 
wellness clinics for low-income families. This would help reduce the number of unwanted animals and prevent unnecessary 

euthanasia.
Promoting Animal Welfare Legislation: Working on advocating for stronger animal protection laws, such as stricter regulations on pet 

breeding, pet stores, and puppy mills. I am particularly interested in exploring policy changes that prevent animal cruelty and ensure 
better care for all animals in our community.

Developing a Volunteer Network: Building a strong volunteer network that can assist with everything from animal rescue efforts to 
events that raise awareness about animal issues. This would help increase community involvement and support for the committee’s 

mission.
I am excited about the potential to contribute to projects that not only improve the lives of animals but also foster a more 

compassionate and informed community.

Q5

Optional Resume:

Respondent skipped this question

Q6

Contact Information:Note: This contact information will not be posted on the City's website or distributed to the public.
However, this information is still subject to release pursuant to the California Public Records Act.

Name: Randi Miller

Address:

Address 2:

City/Town:

ZIP/Postal Code:

Email Address:

Phone (cell):

Q7

Signature Required:

By checking this box and typing my name below, I am
electronically signing my application.
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City of Costa Mesa Application to the Animal Services Committee (2025)

1 / 2

Q1

Full Name:

Anke Secrest

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

I am an animal lover and have volunteered for rescues. We have rescue animals at home

Q4

As a Committee member, what ideas or projects are of interest to you?

I think license fees for unneutered dogs should be high to help pet owners that are otherwise not able to afford to get their animals 

neutered. 
More apartments and rental properties need to allow pets to help get animals out of the shelters.

Q5

Optional Resume:

Respondent skipped this question

#5#5
COMPLETECOMPLETE

Collector:Collector:
Started:Started:
Last Modified:Last Modified:
Time Spent:Time Spent:
IP Address:IP Address:
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City of Costa Mesa Application for City Committee (2025)

1 / 2

Q1

Full Name:

Becca Walls

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

I have been an active member of the animal service committee since it began in 2018. I was the chair for 5 years and the vice chair 
for one. I have lead in various ad hoc committees including on education, volunteering, and TNR. I am currently championing TNR for 

Costa Mesa. As one of only 2 original members, I deeply understand the history and progression of animal services in Costa Mesa. I 
have also volunteered hands on in animal rescue for over 8 years and taken courses and attended animal welfare conferences. I have 

networked with other rescues, shelters, and animal welfare groups to expand my knowledge on animal welfare and to stay up to date 
on current trends. I have coordinated and ran over 100 adoption events, conducted multiple low cost or free vaccine and microchip 

clinics, written articles for Costa Mesa's "The Scoop" animal newsletter, promoted and participated in multiple Costa Mesa animal 
related events. I would like to continue on the ASC to follow up on the new developments with TNR and continue to be an advocate for 

the animals of Costa Mesa.

Q4

As a Committee member, what ideas or projects are of interest to you?

TNR is a priority. This not only includes ordinance changes but also a great deal of community education and outreach. Once legal, 

there will also be other opportunities for advocacy and grant initiatives to support this process. I have attended animal welfare 
conferences and learned about new ideas for increased licensure, disease management, sheltering services, and other topics that 

could be beneficial in Costa Mesa. I would like to see an increase in licensure and microchips within Costa Mesa. These are vital 
steps to ensuring animals are safely returned to the people who love them.

#4#4
COMPLETECOMPLETE

Collector:Collector:
Started:Started:
Last Modified:Last Modified:
Time Spent:Time Spent:
IP Address:IP Address:
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City of Costa Mesa Application to the Animal Services Committee (2025)

1 / 2

Q1

Full Name:

Christina Poulos

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

I have previously served on the Animal Services Committee. I am a long time resident of Costa Mesa, an animal lover, and an animal 
owner.

Q4

As a Committee member, what ideas or projects are of interest to you?

Finding good homes for the many animals who come in through Animal Services, public education and out-reach.

Q5

Optional Resume:

Respondent skipped this question

#7#7
COMPLETECOMPLETE

Collector:Collector:
Started:Started:
Last Modified:Last Modified:
Time Spent:Time Spent:
IP Address:IP Address:
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City of Costa Mesa Application to the Animal Services Committee (2025)

1 / 2

Q1

Full Name:

Kalvin Alvarez

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

Serving on the Animal Services Committee has been one of the most rewarding ways I’ve contributed to the City of Costa Mesa, and 
I’m ready to continue building on that work. During my previous term, I supported efforts such as establishing the City’s bee ordinance, 

allowing residents to register and own bees responsibly. I’ve worked on animal services at both the city and county levels. While at the 
Orange County Board of Supervisors, I was assigned to animal services during the COVID-19 pandemic. I helped promote responsible 

adoptions at a time when shelters were facing high intake and return rates. Currently, I work for the City of Irvine, where animal 
services are managed through the Police Department, similar to Costa Mesa. My work isn’t done. With our permanent shelter not yet 

open, we need strong oversight to ensure Priceless Pets meets its contract obligations. I also see a real opportunity to strengthen 
fundraising through the Costa Mesa Foundation to expand services and ease the burden on taxpayers. I’m ready to return to the 

Committee with bold ideas, a clear sense of responsibility, and a drive to deliver results for our City.

#4#4
COMPLETECOMPLETE

Collector:Collector:
Started:Started:
Last Modified:Last Modified:
Time Spent:Time Spent:
IP Address:IP Address:
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City of Costa Mesa Application to the Animal Services Committee (2025)

2 / 2

Q4

As a Committee member, what ideas or projects are of interest to you?

My goals and priorities for the Animal Services Committee include:

1. Holding Priceless Pets accountable to their contract: Priceless Pets must fully meet the standards and commitments outlined in 

their submitted Request for Proposal. The Committee is responsible for providing strong oversight, ensuring transparency, and making 
sure the organization follows through on the commitments made to the City Council and our community.

2. Improving CM Bark Park: This park is a beloved community space, but it faces challenges, especially regarding parking and 

accessibility. I want to explore options to enhance the visitor experience for our residents. 

3. Expand fundraising to reduce the burden on taxpayers: The Committee should pursue new fundraising opportunities, including 
leveraging the Costa Mesa Foundation or creating a new nonprofit support channel tied to shelter services. Donations can fund 

valuable programs like free pet food distributions, discounted adoption events, and other community-based services, providing support 
to residents while easing the financial load on the City’s general fund.

Q5

Optional Resume:

Respondent skipped this question

Q6

Contact Information:Note: This contact information will not be posted on the City's website or distributed to the public.
However, this information is still subject to release pursuant to the California Public Records Act.

Name: Kalvin Alvarez

Address:

City/Town:

ZIP/Postal Code:

Email Address:

Phone (cell):

Q7

Signature Required:

By checking this box and typing my name below, I am
electronically signing my application.

Q8

Full Name:

Kalvin Alvarez
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City of Costa Mesa Application for City Committee (2025)

1 / 2

Q1

Full Name:

Olivia M Eimers

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

I am writing to express my interest in joining the Animal Services  committee. As an experienced dog owner and active participant in 
organizing dog-related events in my neighborhood, I believe I can contribute valuable insights and energy to the committee’s work.

I have successfully organized a number of dog-related events such as [mention any specific events you’ve organized, such as pack 

walks, holiday pawrades in my neighborhood but also to local businesses , which has allowed me to cultivate strong relationships with 
local pet owners and businesses, and further my ability to engage the community.

I look forward to the possibility of working together to support our community. Thank you for considering my application.

Sincerely,

Olivia Eimers

Q4

As a Committee member, what ideas or projects are of interest to you?

I am interested in participating in any existing events the committee has created along with creating new events.

Q5

Optional Resume:

Respondent skipped this question

#10#10
COMPLETECOMPLETE

Collector:Collector:
Started:Started:
Last Modified:Last Modified:
Time Spent:Time Spent:
IP Address:IP Address:
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City of Costa Mesa Application for City Committee (2025)

1 / 2

Q1

Full Name:

Carlos Salampessy

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee,

Housing and Public Service Grants Committee,

Traffic Impact Fee Ad Hoc Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

Hello! Ive worked for a Licensed Commercial Architect as an Intern for the City of Murrieta in Riverside county for a year. I am an 

electrical engineer student looking to become licensed for urban development and I would like to take the steps forward in being 
involved in urban development as i finish school and work full-time.

Q4

As a Committee member, what ideas or projects are of interest to you?

I would like to be involved in anything that is related to my studies which is traffic engineering or electrical planning and consulting. I 
would really like to be under some engineering to get some engineering hours and continue with my involvement in city development.

Q5

Optional Resume:

RESUME_3_2025.pdf
(42.7KB)

#19#19
COMPLETECOMPLETE

Collector:Collector:
Started:Started:
Last Modified:Last Modified:
Time Spent:Time Spent:
IP Address:IP Address:
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Profile 
My Name is Carlos Aaron Salampessy and I am 27 years old. I’m currently studying 
for a BS Electrical Engineering at Arizona State University. I am currently working as 
a CNC operator manufacturing optical lenses. At the moment I want to continue my 
trade skills as an optician to support my education, and obtain my Professional 
Engineering License. 

Experience 
Optician III; MKS Instruments/Newport Optics — 2024-current 
Operating CNC spindle machines to polish small optical lenses for various 
equipment and instruments. 

CNC Operator; Survival Systems International — 2024-2024 
CNC Operator for HAAS and FANUC CNC machines. Programmed and setup 
contracts for Sikorsky aluminum parts and legacy steel parts for the company’s 
main product, lifeboats. 

Optician/Crystal Growth Technician; Coherent Corp./II-VI Aerospace & 
Defense — 2022-2024 
Technician and optician for the fabrication of optics and laser technology for military-
grade equipment. Worked on a HAAS CNC machine and eccentric spindles for 
abrasion of materials. Monitored and and track the production of crystals using 
crucible furnaces. Reason for leaving: Company lay offs. 

AutoCAD Designer; Empire Design Group, inc. — 2021-2022 
Part-time Internship. Design As-built and Conceptual architectural plans for 
Residential and Commercial buildings and structures under Licensed Architect. 
Reason for leave: Internship. 

Stock Associate; Dollar Tree, Inc. — 2015-2020 
Part-time working freight and stocking inventory. I worked on and off as I went to 
school full-time, and worked part-time while continually attended school part-time. 

Painter; Absolute Painting — 2017-2019 
Full-time during the Summer. Painted homes and landscaping both interior and 
exterior under Contracted Painter.  

Education 
Vista Murrieta High School; Murrieta, CA 

Skills 
-C++ 2015 

-Assembly Language 

-AutoCAD 2021 & 2015 

-MATLab 2024 

-Microsoft Office  

-Google Drive 

-HAAS CNC 

-FANUC CNC 

-MasterCAM 

-ASF Furnace operations 

-Construct and read 
Engineering and 
Architectural plans 

-Hand Crane Operation 
and Safety 

CARLOS SALAMPESSY
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High School Diploma — 2015 

Mt. San Jacinto Community College; San Jacinto, CA 
AA Liberal Arts - Mathematics and Science  — 2016-2020 

Arizona State University; Phoenix, AZ 
BS Electrical Engineering  — 2021-2025 

Projects 
Architect Projects: 
Commercial and Residential Projects and presentations available upon request. 

Optician Projects: 
Participated in a commercial breakthrough for efficient development of polishing for 
optics. The breakthrough used cerium oxide polishing compound with Sodium 
Hydroxide to improve the polishing process from 14 days to 1 day. Participated in 
the process to polish the surface with different abrasive compounds and test which 
compound can successfully be polished cost-effectively.  

420



City of Costa Mesa Application for City Committee (2025)

1 / 2

Q1

Full Name:

SYED ZIA HUSSAIN

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee,

Active Transportation Committee,

Fairview Park Steering Committee,

Finance and Pension Advisory Committee,

Housing and Public Service Grants Committee,

Traffic Impact Fee Ad Hoc Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

I am undergraduate in Urban Planning and becoming a part of the Costa Mesa City Committee can help me understand and learn more 
about the real-world projects and issues faced by the City.

Q4

As a Committee member, what ideas or projects are of interest to you?

I would like to incorporate my studies and would like to participate in the best of my abilities and knowledge to contribute to the best 
possible feedback and input I can provide.

Q5

Optional Resume:

SZH-URP-CM.pdf
(400.4KB)

#24#24
COMPLETECOMPLETE

Collector:Collector:
Started:Started:
Last Modified:Last Modified:
Time Spent:Time Spent:
IP Address:IP Address:
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  SYED ZIA HUSSAIN  
  
                                              

  City of Costa Mesa, CA |

PROFESSIONAL PROFILE  
 Devoted and team-oriented ESFJ personality type with over 2 years of hands-on involvement in, urban planning, community involvement, 

and project supervision. Described as warm-hearted and paying attention to clients, and do well with team members in the effort to 

accomplish defined objectives. Skilled in data analysis, organizing and conducting research, preparing data visualization of research finding 

of projects in compliance with municipal codes and policies. Expert in performing practical studies like social survey, or case study of urban 

environment. Seeking to adopt practical experience and utility-focused mind-set towards achieving defined project goals.  
 

EDUCATION  

 Bachelor of Science in Urban and Regional Planning                                                                         2025                

Cal Poly Pomona, California, United States  

 Associate Degree in Architecture                                                                                                        2019  

 Orange Coast College. California, United States 

 Associate Degree in Event Management                                                                                                       2016  

Orange Coast College. California, United States  

 

RECREATIONAL PROJECTS   

     Creative Brain (After School Program)           Feb - updated 

 Teach classes for Art, animation, and music at the Advanced Learning Academy, Santa Ana, CA.        

Community Service Leader II | City of Costa Mesa (Recreational Dept) Part-Time                                                  Jan – Mar 2024  

 Supporting the R.O.C.K after-school program by actively positive learning environment and  

 Demonstrating self-motivation and teamwork skills to collaborate effectively with colleagues and program participants. 

 Assisting in on-field program planning and maintaining detailed records, including daily schedules, logbooks, and work hours. 

 Supervising student check-ins and check-outs, coordinating activities, conducting fire drills, and providing assistance with homework, 

arts and crafts, and recreational games. 
 

Student Connect SoCal Community Outreach | SCAG Project                                                          May 2023 – Jun 2023  

 Engaged with the public to encourage survey participation and conducted interactive street events to gather community feedback. 

 Researched potential locations for future surveys and provided strategic recommendations to enhance outreach efforts. 
 

INTERNSHIP EXPERIENCE  

Planning Aide Intern | Cal Poly Pomona Facility Planning and Management, CA      

 Maintained accurate records and organized files to ensure efficient access to project documentation and information as may be needed. 

 Conducted cold calls to gather relevant data, created detailed figure-ground drawings, and performed comprehensive site and data 

analyses to support project planning. 

 Prepared and printed architectural drawings, authored detailed reports, and handled various administrative tasks to assist in daily 

operations.  
 

Administrative Intern | City of Tustin Department of Community Planning, Tustin, CA      

 Reviewed variance applications, conditional permits, and design reviews to ensure compliance with planning standards and regulations. 

 Conducted quality control checks and updated code files to maintain accuracy and consistency within project documentation. 

 Analysed and evaluated General Plans, zoning ordinances, subdivision plans, and environmental reports to support informed decision-

making. 
  

 

SKILLS  

Communication | Interpersonal Relation | People Management | Project Support | Report Writing | Urban Planning | Urban Design | MS 

Office | SketchUp | Rhino | AutoCAD | Adobe Creative Suite | Micro-Station | ArcGIS | InDesign | Research | Customer Service | Marketing 

and Sales | Organizational Skills | General Clerical Tasks | Data Management | Data Entry | Data Visualization 
 

MEMBERSHIP  
 Member of Mobile Housing Committee, City of Costa Mesa, CA 

 American Planning Association  

ACHIEVEMENT: 

 Fonder of “Smart City Developers” (Students and young professionals NP organization. Organize seminars, produce documentaries, and 

community development projects)  

 Smart City Developers - YouTube (channel)  

https://www.youtube.com/watch?v=6hnuY80V_PM&t=18s 
https://www.youtube.com/@ocsmartcitydevelopers6812 

 

Member of Mobile House Park Advisory Committee at City of Costa Mesa 
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City of Costa Mesa Application to the Animal Services Committee (2025)

1 / 2

Q1

Full Name:

Amber Watnik

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

I've been volunteering and coordinating fosters for a local animal shelter since 2020 so I have a working knowledge of the needs and 
processes of animal rescue groups. I also served two years as secretary on a national board in my industry so I understand non-profit 

organizations and committee functionality. I want to use these experiences to help the city make decisions that best serve our animal 
population.

Q4

As a Committee member, what ideas or projects are of interest to you?

I have no specific projects to bring forward, but want to learn about the variety of services we offer and hear what the community is 
requesting.

Q5

Optional Resume:

Respondent skipped this question

#8#8
COMPLETECOMPLETE

Collector:Collector:
Started:Started:
Last Modified:Last Modified:
Time Spent:Time Spent:
IP Address:IP Address:
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City of Costa Mesa Application for City Committee (2025)

1 / 2

Q1

Full Name:

Dana S. Lavin

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

I was on the original committee when it started.  Covid hit and I became a homebody.  Now I am ready to continue my work. I am an 
animal lover both domestic and wildlife.  Helping Costa Mesa with programs and assistance for the safety & wellbeing of these animals

is important to me

Q4

As a Committee member, what ideas or projects are of interest to you?

Public education.  Working to engage the community in what we do, what they can do and what services are available to them.  Help 

to find and implement an actual shelter in the city.

Q5

Optional Resume:

Respondent skipped this question

#17#17
COMPLETECOMPLETE

Collector:Collector: 


Started:Started: 


Last Modified:Last Modified: 


Time Spent:Time Spent: 


IP Address:IP Address: 
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City of Costa Mesa Application for City Committee (2025)

1 / 2

Q1

Full Name:

Mackenzie "Kenzie" Huth

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

I am well connected to the volunteer TNR community in OC, including Ladan at Friends of Normie.  I want to be more involved in a 
way that helps link volunteers to the city in order to help tackle the feral cat problem in Costa Mesa.

Q4

As a Committee member, what ideas or projects are of interest to you?

TNR of feral cat colonies.  If we can control the feral colonies, then coyotes will be less attracted to our residential areas and our pet 
dogs and cats will be more safe.

Q5

Optional Resume:

Respondent skipped this question

#5#5
COMPLETECOMPLETE

Collector:Collector:
Started:Started:
Last Modified:Last Modified:
Time Spent:Time Spent:
IP Address:IP Address:

Page 1
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City of Costa Mesa Application to the Animal Services Committee (2025)

1 / 2

Q1

Full Name:

Rhonda J. Christlieb

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

I see the pet animal population out of control and would like to be part of the solution to the problem.

Q4

As a Committee member, what ideas or projects are of interest to you?

Free or Reduced cost Spaying/neutering, vaccinations and vet care. Fines and criminal prosecution for pet owners who abuse, hoard 

or kill animals. 
Educating the public why spaying/neutering is good for their pet and our city (county & state).

Q5

Optional Resume:

Respondent skipped this question
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COMPLETECOMPLETE

Collector:Collector:
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IP Address:IP Address:
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City of Costa Mesa Application to the Animal Services Committee (2025)

1 / 2

Q1

Full Name:

Debra Lee

Q2

Indicate the name of the Committee you are interested in
serving on:

Animal Services Committee

Q3

Indicate why you wish to serve on this Committee. Provide any experience or qualifications you may possess that you
think would be beneficial to this Committee. A resume (optional) may be attached.

The problem of feline over population is in dire need of action and solution. I want to be part of that solution. 
My nonprofit urban cat rescue 501(c)(3) has been rescuing pockets of feral over population, For the last four years. I have firsthand 

experience in TNR.

Q4

As a Committee member, what ideas or projects are of interest to you?

Programs that educate the public in the importance of spay and neutering. Promoting low cost spay and neutering to help prevent 

problems.  Fund raising to help the cause.

Q5

Optional Resume:

Respondent skipped this question
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