
Steve Legere 

217 Avocado  

Costa Mesa, CA 92626 

 

July 9, 2022 

 

RE: Application PA-21-24 for CUP 

Costa Mesa Planning Commission 

City Hall Council Chambers 

77 Fair Drive 

Costa Mesa, CA 92626 

 

Dear Costa Mesa Planning Commission, 

 

 I am writing in opposition to the Conditional Use Permit (CUP) for Planning Application 

21-24 of a retail cannabis storefront business and non-storefront delivery use at the commercial 

building located on 2275 Newport Blvd. The location is within a C2 General Business District 

and would only be permitted for use related to cannabis if granted a CUP, which is subject to 

approval by the city planning commission. However, the CUP should only be approved if 

considered valuable to its community. I am writing this opposition because the CUP approval 

would not be valuable to the community; rather it would be considered a detriment to the 

community. 

 

Zoning laws, as a legislative act, specifies the types of permitted uses within the zone. 

Arnel Development Co. v. City of Costa Mesa, (1980) 28 Cal.3d 511, 516–518. In contrast, a use 

permit, which is adjudicative, “allows a particular use not permitted under a zoning ordinance if 

that use promotes the public welfare and does not impair the character of the zoned area… 

Special use permits (such as CUPs) within a zoning pattern allow uses considered to be desirable 

to a community but which, by their nature.” Wiltshire v. Superior Court, (1985) 172 Cal.App.3d 

296, 303. Thus, a CUP is administrative permission for uses not allowed as a matter of right in a 

zone, but subject to approval. Id.  

 

This right to zone establishments constitutionally allows a city to limit the locations of 

adult establishments to control the effect of these businesses, such as lowering property values, 

increase belligerent traffic, etc—which impairs the character of the zoned area. Here, the city has 

properly limited the viability of a Cannabis business as the surrounding area is primarily near 

neighborhoods and a CUP permitting the establishment could invite an increase of belligerent 

non-resident customers around the neighborhood, at the detriment to the public welfare. 

Similarly, the CUP would be adverse to the purpose of a CUP to provide a desirable value to the 

community.  

 

Although it could be argued that permitting the cannabis establishment would provide a 

desirable benefit to residents in the community who would use the establishment, the benefit 

conferred to them would be at most minimal. The establish through this permit seeks to provide 

two services: (1) a storefront retail cannabis business for customers to walk-in and purchase 

cannabis and (2) a non-storefront delivery service that delivers pre-packaged goods from the 



storefront business to customers at private addresses. However, these services are already 

provided for by other establishments in the nearby area. Roughly a 5-minute drive away and 2.2 

miles northeast up the State 55 highway, “Changes – Cannabis Dispensary and Delivery” is 

located at 2900 Bristol St, Building E Suite 208, Costa Mesa, 92626, as noted by Exhibit A 

below. This establishment already provides both a retail cannabis storefront and non-storefront 

delivery use to private residences, and thus the CUP at 2275 Newport Blvd would be redundant. 

In addition, a preliminary search on the popular cannabis delivery site, “Weedmaps.com,” 

illustrates that there are at least 26 other dispensaries in the area that provide cannabis delivery, 

as noted by Exhibit B below. Thus, there is almost no advantage to any potential consumer by 

adding another delivery-based system through the CUP and there would also be minimal 

advantage when a known establishment is only 5 minutes away. Conversely, the detrimental 

effects of the CUP would still be apparent and would outweigh the marginal benefits it could 

provide.  

 

 In conclusion, the CUP would not be desirable to the community and would actually be 

detrimental to the community, due to the secondary effects it would have on the neighborhood 

and surrounding area such as to businesses like my own. Thus, the Planning Commission should 

deny the request PA-21-24 for a CUP at 2275 Newport Blvd for both a retail cannabis storefront 

business and non-storefront delivery.  

 

Sincerely 

 

 

 

 

Steve Legere 

Resident and Business Owner in Costa Mesa  



Exhibit A 
 

  



Exhibit B 
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