
CITY OF COSTA MESA

PLANNING COMMISSION

Agenda

City Council Chambers
77 Fair Drive

6:00 PMMonday, January 23, 2023

The Commission meetings are presented in a hybrid format, both in-person at City Hall and 
virtually via Zoom Webinar. Pursuant to the State of California Assembly Bill 361(Gov. Code 
§54953(b)(3)) Commission Members and staff may choose to participate in person or by 
video conference.

You may participate via the following options:

1. Attending in person: Attendees are encouraged to wear masks at their discretion. If you are 
feeling ill, or if you've been exposed to someone with COVID-19, you may still participate in 
the meeting via Zoom.

2. Members of the public can view the Commission 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.
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3. Zoom Webinar: 
Please click the link below to join the webinar:
https://zoom.us/j/96060379921?pwd=N2lvbzhJM2hWU3puZkk1T3VYTXhoQT09

Or sign into Zoom.com and “Join a Meeting” 
Enter Webinar ID: 960 6037 9921 / Password: 595958

• 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: 
Call: 1 669 900 6833 Enter Webinar ID: 960 6037 9921 / Password: : 595958

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. 

4. 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 
PCPublicComments@costamesaca.gov.  Comments received by 12:00 p.m. on the date of 
the meeting will be provided to the Commission, made available to the public, and will be part 
of the meeting record. 

5. 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.
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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. 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. Please e-mail to 
PCPublicComments@costamesaca.gov NO LATER THAN 12:00 Noon on the date of the 
meeting.

Note regarding agenda-related documents provided to a majority of the Commission after 
distribution of the agenda packet (GC §54957.5):  Any related documents provided to a 
majority of the Commission after distribution of the 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.

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]. Language 
translation services are available for this meeting by calling (714) 754-5225 at least 48 hours 
in advance.
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]. Servicios de traducción de idioma están disponibles para esta 
junta llamando al (714) 754-5225 por lo mínimo 48 horas de anticipación.
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               PLANNING COMMISSION REGULAR MEETING

                  JANUARY 23, 2023 – 6:00 P.M. 

           JON ZICH 
               Vice Chair

 ANGELY ANDRADE VALLARTA                                 TIM TABER
                 Planning Commissioner                                 Planning Commissioner 

 RUSSELL TOLER                                        ADAM ERETH
    Planning Commissioner                              Planning Commissioner  

    
JOHNNY ROJAS                                               JIMMY VIVAR

  Planning Commissioner                                   Planning Commissioner 

 TARQUIN PREZIOSI                                            JENNIFER LE
      Assistant City Attorney                                   Director of Economic and 

                                                                               Development Services

CALL TO ORDER

PLEDGE OF ALLEGIANCE

OATH OF OFFICE FOR NEWLY-APPOINTED PLANNING COMMISSIONERS BY CITY 
CLERK.

ROLL CALL

ELECTION OF OFFICERS:

1. Selection of Chairperson: City Clerk, or designee, declares nominations open for 
Chairperson and calls for Commission vote.

2. Selection of Vice Chairperson:  Newly elected Planning Commission Chair declares 
nominations open for Vice Chairperson and calls for Commission vote.

ANNOUNCEMENTS AND PRESENTATIONS

PUBLIC COMMENTS – MATTERS NOT LISTED ON THE AGENDA
Comments are limited to three (3) minutes, or as otherwise directed.

COMMISSIONER COMMENTS AND SUGGESTIONS

CONSENT CALENDAR: None.
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PUBLIC HEARINGS:

1. PLANNING APPLICATION 22-32 AND TENTATIVE PARCEL MAP 
2022-135 FOR A TWO-UNIT RESIDENTIAL SMALL LOT 
SUBDIVISION DEVELOPMENT AT 1592 REDLANDS PLACE

23-1005

RECOMMENDATION:

. Staff recommends 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) per CEQA Guidelines Section 
15315 (Class 15) Minor Division of Land, and Section 15332 (Class 32) 
In-Fill Development; and

2. Approve Design Review PA-22-32 and Tentative Parcel Map 2022-135, 
subject to conditions of approval. 

Agenda Report

1. Draft Planning Commission Resolution

2. Applicant Letter

3. Vicinity Map

4. Zoning Map

5. Site Photos

6. Project Plans

Attachments:
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2. PLANNING APPLICATION 21-36 FOR A RETAIL CANNABIS 
STOREFRONT BUSINESS LOCATED AT 167 CABRILLO STREET 
(CABRILLO COMMUNITY PROJECT LLC DBA NATIVE GARDEN)

23-1007

RECOMMENDATION:

.  Staff recommends the Planning Commission adopt a Resolution to: 
1. Find that the project is exempt from the provisions of the California 
Environmental Quality Act (CEQA) per CEQA Guidelines Section 15270 
(Disapproved Projects) or, if approved, exempt from CEQA per CEQA 
Guidelines Section 15301 (Existing Facilities); and
2. Deny Planning Application 21-36.

Agenda Report

1. Draft Planning Commission Resolution

2. Applicant Letter

3. Vicinity Map

4. Zoning Map

5. Site Photos

6. Project Plans

7. Public Comments

Attachments:

OLD BUSINESS: None.

NEW BUSINESS: None.

DEPARTMENT REPORTS:

1. PUBLIC WORKS REPORT

2. DEVELOPMENT SERVICES REPORT

CITY ATTORNEY REPORTS: 

1. CITY ATTORNEY

ADJOURNMENT

Next Meeting: Planning Commission regular meeting, February 13, 2023 - 6:00 p.m.
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 23-1005 Meeting Date: 1/23/2023

TITLE:

PLANNING APPLICATION 22-32 AND TENTATIVE PARCEL MAP 2022-135 FOR A TWO-UNIT
RESIDENTIAL SMALL LOT SUBDIVISION DEVELOPMENT AT 1592 REDLANDS PLACE

DEPARTMENT: ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/ PLANNING
DIVISION

RECOMMENDATION:

. Staff recommends 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) per CEQA Guidelines Section 15315 (Class 15) Minor Division
of Land, and Section 15332 (Class 32) In-Fill Development; and

2. Approve Design Review PA-22-32 and Tentative Parcel Map 2022-135, subject to conditions of
approval.
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PLANNING COMMISSION 

AGENDA REPORT  
MEETING DATE: JANUARY 23, 2023               ITEM NUMBER:PH-1

SUBJECT: PLANNING APPLICATION 22-32 AND TENTATIVE PARCEL MAP 
2022-135 FOR A TWO-UNIT RESIDENTIAL SMALL LOT SUBDIVISION 
DEVELOPMENT AT 1592 REDLANDS PLACE 

FROM:  ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/ 
PLANNING DIVISION  

PRESENTATION BY:     PATRICK ACHIS, ASSSITANT PLANNER 

FOR FURTHER 
INFORMATION 
CONTACT: 

PATRICK ACHIS, ASSISTANT PLANNER  
714.754.5276 
patrick.achis@costamesaca.gov 

RECOMMENDATION 

Staff recommends 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) per CEQA Guidelines Section 15315 (Class 15) 
Minor Division of Land, and Section 15332 (Class 32) In-Fill Development; and 

2. Approve Design Review PA-22-32 and Tentative Parcel Map 2022-135, subject to 
conditions of approval.  

APPLICANT OR AUTHORIZED AGENT 

The authorized agent is Ryan Oldham, of Oldham Architects, for the property owner of 
1592 Redlands Place, Marterra Properties. 
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PLANNING APPLICATION SUMMARY 

Location: 1592 Redlands Place Application Numbers: PA-22-32 / TMP 2022-135 

Request:   Planning Application 22-32 is a Design Review and Tentative Parcel Map 2022-135 request for a 
residential small lot subdivision project to demolish two detached residential units and construct 
two, two-story, detached single-family dwelling units with attached two-car garages. Included is a 
request for the front home to deviate from Second Story coverage requirements to allow a 37-
square-foot balcony. The project would divide the existing 7,910-square-foot lot into two parcels 
with the following features: 

 Parcel 1 would measure 4,213-square-feet in area with a new 2,530-square-foot, 27-foot-
tall, two-story residence and attached 423-square-foot garage.  

 Parcel 2 would measure 3,697-square-feet in area with a new 2,571-square-foot, two-story, 
27-foot-tall residence and attached 423-square-foot garage. 

SUBJECT PROPERTY: SURROUNDING PROPERTY: 
Zone:   R2-MD (Multiple Family 

Residential, Medium Density) 
  North: R2-MD 

General Plan:   Multiple-Family Residential, 
Medium Density  

  South: R2-MD 

Lot Dimensions:  Approx. 59 feet x 135 feet    East: R2-MD 

Lot Area:   7,910 square feet   West: R2-MD 

Existing 
Development:   

Two detached residential units (to be demolished) 

DEVELOPMENT STANDARDS COMPARISON 

         Development Standard       Small Lot Standards Proposed/Provided 
Lot Size 
     Lot Width N/A Approx. 59 feet 
     Lot Area N/A 7,910 square feet 

Lot 1: 4,213 square feet 
Lot 2: 3,697 square feet 

Density/Intensity 
     DU’s / AC (Residential)  1 DU/ 3,000 SF of Lot 

Area.  
2 units maximum allowed 

2 units proposed 

Building Height  
2 stories / 27 feet 2 stories / 26.75 feet 

Open Space 
     Overall Open Space 35% of development lot 

area 
35.68% (2,823 SF) 

          TOTAL: 100% (7,910 SF)
     Private Open Space  200 SF / Min. 10 FT  Unit A: 200 SF / Min. 10 FT 

Unit B: 200 SF / Min. 10 FT 
Residential Design Guidelines 

     2nd floor to 1st floor ratio   Maximum 100% Front Unit (A): 103%* (Deviation Requested) 
Rear Unit (B): 99%   

Development Lot Building Setbacks 
     Front (Bernard Street) 20 FT 20 FT 
     Side (left / right) 5 FT 5 FT / 5 FT 
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     Rear  15 FT 15 FT 
     Distance Between Main Buildings 6 FT 8 FT 1 IN and 17 FT 7 IN  
Parking 
     Covered 2 per unit 2 per unit 
     Open 2 per unit 2 per unit  
          TOTAL:  4 parking spaces 4 parking spaces 

Final Action Planning Commission 
CEQA Review Exempt per CEQA Guidelines Section 15315 (Minor Division of Land) and 15332 (Infill 

Development) 

BACKGROUND 

The subject property is located in Eastside Costa Mesa on the east side of Redlands 
Place. The lot measures 7,910 square feet in area (59’ x 135). The immediately 
surrounding neighborhood includes a mixture of single-family and multi-family 
residential units. The property is zoned R2-MD (Multi-Family Residential District, 
Medium Density) and has a General Plan land use designation of Medium Density 
Residential. Surrounding land uses are also zoned R2-MD (Multi-Family Residential 
District, Medium Density) and have a General Plan land use designation of Medium 
Density Residential. The project site is currently developed with two single-family 
dwelling units and attached garages.  

Exhibit 1: Existing Property Street View 

The subject property is located within a half mile walking distance of the Newport Height 
Elementary School. In addition the project site is located within a half-mile walking 
distance to the 17th-Tustin bus station that links to bus route 55 (Santa Ana – Newport).
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DESCRIPTION

The project includes a request for approval of a Design Review Planning Application 
(PA 22-32) and a Tentative Parcel Map (TPM 2022-135). The application includes a 
residential small lot subdivision to create two parcels for the construction of two new 
detached residential units. The project proposes to demolish the existing two residential 
structures. In addition, the project proposes site improvements including new hardscape 
and landscaping. The development proposes two lots measuring 4,213 square feet and 
3,697 square feet, which would be subdivided from the existing 7,910-square-foot lot. 
The lot fronting Redlands Place would provide a driveway and driveway access 
easement to the proposed lot located at the rear of the site. 

Section 13-42.2 of the Costa Mesa Municipal Code (CMMC) requires that residential 
small lot subdivision be processed through design review in addition to a tentative 
parcel map. The final review authority for the project is the Planning Commission.  

ANALYSIS 

Residential Small Lot Subdivision

Pursuant to Article 2.5 of the Costa Mesa Municipal Code (CMMC), a residential small 
lot subdivision is allowed in multi-family residential districts and overlay districts, and is 
intended to provide flexible development standards and to promote a wider range of 
homeownership of individual properties in the City. Pursuant to CMMC Section 13-42.2, 
when proposed, small lot subdivisions standards are not applied in combination with 
other development standards in overlay zones.  

The maximum density of a small lot subdivision is 15 units and required development 
standards are specified pursuant to CMMC Section 13-42.3(b)(1-6). A comparison of 
the Small Lot Subdivision standards and the proposed project is provided above in the 
“Development Standards Comparison” table. As indicated in this table, the project 
design complies with the City’s Residential Small Lot Subdivision development 
standards; however, requires the Planning Commission to consider an allowed 
deviation related to second-story coverage for the front unit. The proposed second-story 
coverage deviation and justification are detailed in the “Second-Story Design and 
Building Mass” subsection of this report. 

The proposed project consists of two, two-story single-family dwelling units with 
attached garages. The property is proposed to be subdivided to allow for individual 
ownership of the units. Each unit is separated by a minimum of 13’ – 6”, which exceeds 
the minimum standard six feet. Table 1 below provides a summary description of the 
proposed units.  
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Table 1: Unit Characteristics 
1st Floor 

Area 
(including 
Garage) 

2nd Floor 
Area 

(including 
Balconies)

2nd

Floor: 
1st

Floor 
Ratio 

Bedroom 
Count 

Bathrooms 
(Full/Half) 

Parking 
(Garage/Open)

Lot 
Area 

Front 
Home 

1,514 SF 1,565 SF 1.03 4 4 2/2 4,215 
SF 

Rear 
Home 

1,500 SF 1,506 SF .99 4 3/1 2/2 3,694 
SF 

All open parking spaces are located directly adjacent to the proposed garages and are 
surrounded by landscaped areas. The CMMC requires that each unit be provided a 
minimum of 200 square feet of open space with no dimension being smaller than 10 
feet. The units are proposed to be constructed to comply with the CMMC required 
private open space. Each unit is proposed to provide adequate space for trash 
containers in the side and rear yards, and the trash areas are screened from the other 
units and the public rights-of-way by a proposed 6-foot tall block wall along the south 
property line. 

Additionally, the City’s Residential Small Lot Subdivision Ordinance, pursuant to CMMC 
Section 13-42.3(c) also requires the following, which Staff has conditioned as 
Conditions of Approval Nos. 15, 16, and 17:  

1. Common Space Care and Maintenance. The developer of the project 
submit certain documents to the City (“for City Attorney review”) such as a 
plan or manner of permanent care and maintenance of any project open 
spaces, recreational areas and commonly used areas/facilities; 

2. Buyer Disclosure. The disclosure of general and specific information to 
buyers of issues regarding the property and its surroundings; and 

3. CC&Rs. A declaration of covenants that includes a homeowners 
association (HOA) or other maintenance association that requires 
membership of each new and successive property owners, provisions to 
restrict parking and that garages be kept available (clear) for resident 
parking.  

Lastly, the State’s Housing Accountability Act (Government Code Section 65589.5) 
applies to this project and generally requires that cities approve housing projects that 
are consistent with the General Plan and zoning, unless the city can make specific 
State mandated findings for denial (further discussed in the Alternatives section of this 
report). In this case, staff is recommending approval of the subject application.  
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Parking and Circulation

The project includes garage and open parking spaces as required by the Costa Mesa 
Municipal Code, as detailed in Table 2 below. Each unit is proposed to include an 
attached two-car garage and two open parking spaces which is required by CMMC 
Table 13-42 (Small Lot Subdivision Standards). A total of four (4) open parking spaces 
are provided with the proposed development with two open parking spaces adjacent to 
each unit, which complies with the minimum CMMC requirement (see the below Table 
2).  

Table 2: Parking Requirements 
Requirement Proposed 

Garage Parking 
Spaces  

4 spaces (2 required per unit) 4 spaces 

Open Parking  2 space (2 per three or more 
bedroom units) 

4 spaces 

The proposed garages and open parking spaces are accessible via driveways obtained 
from Redlands Place. In compliance with the CMMC, the project provides a minimum 
distance of 25 feet behind each site parking spaces to allow for adequate vehicle back-
up space. The Costa Mesa Municipal Code requires that all parking and driveways shall 
consist of decorative concrete, pavers, or other material subject to review by the 
Development Services Director. Condition of Approval (COA) No. 14 is included to 
ensure driveway material compliance and to be approved prior to issuance of a building 
permit.  

Residential Design Guidelines 

The proposed small lot residential project has been designed with modern farmhouse 
design features. The immediately surrounding neighborhood features a diverse 
collection of architectural styles including other residences with modern and eclectic 
influences, and residences with craftsmen features, Spanish eclectic styles, coastal 
bungalows, and minimal traditional styles. The proposed design meets the intent of the 
City’s Residential Design Guidelines including the following:  

 Second-Story Design and Building Mass: Each of the houses have been 
designed with articulation and off sets on the various elevations to avoid boxy 
appearances. The east elevation of the front house (facing Redlands) includes a 
second story balcony, eave overhangs, and architectural features above the 
entry porch providing for a varied elevation (see Exhibit 2 below). The elevations 
for the proposed homes include multiple building planes and varied roof forms 
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including multi-faced gables. The elevations also include varied facades and 
articulations with stone veneer, stucco plaster, and siding. 

Exhibit 2: Proposed Front House Street View 

The City’s Residential Design Guidelines recognizes “that there will be instances 
when the Guidelines may yield an unsatisfactory design, or the applicant may 
propose a design that meets the intent of the Guidelines but not the specific 
criteria.” In these instances, the Guidelines prioritize promoting “design 
excellence” over specific design criteria compliance. The “Second-Story Designs” 
criteria of the City’s Residential Design Guidelines specify that second-story floor 
areas “should” [emphasis added] not exceed 100% of the first-floor area. 
Although the front home slightly exceeds the second-to-first floor ratio to 
accommodate a balcony, the intent of the design guidelines is satisfied by 
adding articulation on the wall plane as seen from Redlands Avenue.  

 Second Story Setbacks: According to the Residential Design Guidelines, the 
project is exempt from the required 10-foot average side yard setback because 
the units being constructed are less than 2,700 square feet of living space. The 
proposed units range from 2,530 square feet to 2,571 square feet and the 
proposed second story setbacks along the right (south) and left (north) side 
property line is a minimum of five feet. Therefore, the project complies with the 
second-story setback requirements. 

 Elevation Treatments: All units feature a variety of projections and feature 
articulation on each wall plane, varying roof types and materials. Building 
materials include stone veneer siding, board and batten siding, and wood garage 
doors. To benefit the development appearance from the adjacent public street, 
Unit A proposes additional elevation treatments on the street facing façade 
including an integrated balcony and cover above the entry patio. The windows 
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are proposed with black vinyl framing to provide an additional sense of 
articulation. 

Exhibit 3: Proposed Elevation Treatments 

 Window Placement: Consideration for design and privacy has been provided in 
locating the windows on the property. The provided sight diagram demonstrates 
that first story windows are located in in a way to eliminate any direct views into 
neighboring units. In addition, a six-foot block wall is proposed to be constructed 
on the property line between the neighboring properties, which would further 
eliminate any privacy impacts for the existing neighboring properties. Second-
story windows facing north and south are located without direct views into the 
neighboring existing properties and the second-story windows facing west are 
approximately 20 feet from the existing neighboring windows and therefore 
would have minimal to no privacy impacts. There are no proposed second-story 
windows which directly align between the proposed units.  

 Consistency in Architectural Design: The proposed design includes modern 
farmhouse features includes materials and finishes which are durable and 
require minimal maintenance. In addition, the windows will be recessed to 
provide depth to the facades and each façade features a variety of overhangs, 
materials, and roof forms, which provides visual interest and façade articulation. 

REMAINDER OF PAGE LEFT INTENTIONALLY BLANK 
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Exhibit 4: Architectural Design 

Fences and Walls 

The project includes a six-foot high block wall around the perimeter of the proposed 
development lot between the existing developments to the north and south, and the 
interior property lines between the proposed parcels. The final design of the fences and 
walls will be reviewed as part of the building permit submittal. Any future modifications 
to fencing will be subject to review and approval of the Planning Division and would 
require building permits to be issued prior to installation. The heights and locations of 
walls and fences shall comply with the CMMC requirements as well as applicable 
visibility standards for traffic safety. 

Landscaping 

CMMC Section 13-106 requires that all landscape areas consist of drought tolerant 
plant material and shall meet the minimum number of plants types based on the total 
landscape square footage. The project proposes a total of 1,632 square feet of 
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landscaping with a mixture of usable and decorative landscaping. The number of plants 
proposed is provided in Table 2 below.  

Table 2: Landscaping Requirements 
Requirement Proposed 

Tree Count  9 (one 15 gallon tree or larger 
per 200 square feet of 

landscape area) 

9 (all proposed at 
24 inch box) 

Shrub Count  66 (one shrub for every 25 
square feet of landscape area) 

309 

Groundcover 
coverage 

70% with the remaining area to 
incorporate uncontaminated 

compost/mulch 

70% 

As part of the building permit plan check review, landscape plans shall be prepared and 
certified by a California licensed landscape architect confirming that they comply with 
the CMMC and water efficiency landscape guidelines. Lighting is also required to be 
provided in all parking areas, vehicular access areas, and on major walkways. The 
applicant will be required to submit lighting plans with the building permit plan set.  

Utilities 

The CMMC requires that new construction provide undergrounding of all utilities on site, 
including existing utility poles. As required, all new utilities will be installed underground 
and that if any existing utilities are on site, they will also need to be undergrounded. 
COA No. 11 requires that any new backflow preventers or related equipment be 
installed outside of the front landscape setback and be screened from the view from 
any location on or off the site. As required by the CMMC, all utility meters shall be 
screened from view from the public right of way and neighboring properties. Proposed 
COA No. 31, specifies that prior to building permit approval, the applicant shall submit 
for approval of a comprehensive utilities plan to ensure that the water and sewer mains 
are adequate, and utility upgrades will be required if the infrastructure is not adequate. 
The plan will be reviewed by both the City’s Building Division and Public Works 
Department.   

Tentative Parcel Map 2022-135

The proposed tentative parcel map would subdivide a 7,910-square-foot parcel into two 
parcels of 4,213 square feet and 3,697 square feet, which complies with the CMMC 
maximum density of one unit per 3,000 square feet of lot area. The tentative parcel 
map also includes a three-foot wide sidewalk easement at the west side of the property 
along Redlands Place to allow for the eventual increase in existing sidewalk width to six 
feet.  
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As indicated in the Justifications for Approval below, the project complies with all 
required findings to approve the Tentative Parcel Map pursuant to CMMC 13-29(g)(13) 
(Tentative parcel or tract map findings). In addition, pursuant to Section 66474 of the 
California Subdivision Map Act, a parcel map must be denied if one or more findings 
are made: 

1. “That the proposed map is not consistent with applicable general and specific 
plans as specified in Section 65451;

2. That the design or improvement of the proposed subdivision is not consistent 
with applicable general and specific plans;

3. That the site is not physically suitable for the type of development;

4. That the site is not physically suitable for the proposed density of development;

5. That the design of the subdivision or the proposed improvements are likely to 
cause substantial environmental damage or substantially and avoidably injure 
fish or wildlife or their habitat;

6. That the design of the subdivision or type of improvements is likely to cause 
serious public health problems; and

7. That the design of the subdivision or the type of improvements will conflict with 
easements, acquired by the public at large, for access through or use of, 
property within the proposed subdivision. In this connection, the governing body 
may approve a map if it finds that alternate easements, for access or for use, will 
be provided, and that these will be substantially equivalent to ones previously 
acquired by the public.  This subsection shall apply only to easements of record 
or to easements established by judgment of a court of competent jurisdiction and 
no authority is hereby granted to a legislative body to determine that the public at 

large has acquired easements for access through or use of property within the 
proposed subdivision.”

After careful consideration of the proposed development, staff believes that none of the 
above findings for denial can be made or associated with the proposed subdivision, as 
indicated further in the “Findings” section of this report. 
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Exhibit 5: Tentative Parcel Map 2022-135 Excerpt 

GENERAL PLAN CONFORMANCE 

The proposed small lot residential development of two detached single-family dwelling 
units is consistent with the maximum allowable density of one dwelling unit per 3,000 
square feet for the R2-MD zone and is within the maximum density allowed for the 
Medium Density Residential General Plan land use designation, which is 12 dwelling 
units per acre. The following analysis further evaluates the proposed project’s 
consistency with specific policies and objectives of the 2015-2035 General Plan. 

1. Objective LU-1A: Establish and maintain a balance of land uses throughout the 
community to preserve the residential character of the City at a level no greater than 
can be supported by the infrastructure. 

Consistency: The project is an infill residential project within the allowable 
density for the Medium Density Residential General Plan land use designation. 
Additionally, the project does not propose any increase in existing density. 
Adequate infrastructure exists to serve the proposed project including water, 
electricity, gas, and sewer services. Therefore, the project is consistent with the 
General Plan objective. In addition, the project is in compliance with the City’s 
Residential Design Guidelines, and Design Review/residential Small Lot 
Subdivision standards. 

2. Policy LU-1.3: Strongly encourage the development of residential uses and owner-
occupied housing (single-family detached residences, condominiums, townhouses) 
where feasible to improve the balance between rental and ownership housing 
ownership opportunities. 

Consistency: The project consists of demolishing two detached residential 
rental units and the construction of two single-family residential ownership units. 
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The proposed project would create additional opportunity for ownership housing 
and therefore complies with Policy LU-1.3.  

3. Objective LU-2A: Promote land use patterns and development that contribute to 
community and neighborhood identity. 

Consistency: The proposed project would construct two units with high quality 
landscaping and designs. Perimeter walls will be constructed to ensure privacy of 
the existing neighboring residential units. The 20-foot front setback and site 
layout provide for additional landscaping opportunities immediately adjacent to 
the street. As conditioned, all landscaping will comply with CMMC Landscape 
requirements. The front unit is oriented toward the street and features facade 
articulation, high-quality materials, a balcony and patio area facing the public 
right of way to increase neighborhood aesthetics. As a result, the project 
complies with Objective LU-2A.   

4. Policy HOU-3.4: Consider the potential impact of new housing opportunities and 
their impacts on existing residential neighborhoods when reviewing development 
applications affecting residential properties. 

Consistency: A similar two-unit residential development has existed at this 
location since 1975. The proposed two-unit residential development will replace 
and improve the existing development. The anticipated traffic demand from the 
proposed re-development of the site will not significantly change. The 
development will improve the surrounding streetscape with updated development 
that will incorporate consistent architectural design such that all structures on the 
property are unified.  

FINDINGS 

Pursuant to Title 13, Section 13-29(g)(13) and (14), Findings for Tentative Parcel Maps 
and Design Review, of the CMMC, in order to approve the project, the Planning 
Commission must find that the evidence presented in the administrative record 
substantially meets the following applicable required findings:  

Tentative Parcel Map Findings – CMMC Section 13-29(g)(13) 

 The creation of the subdivision and related improvements is consistent with the 
general plan, any applicable specific plan, and this Zoning Code.  

The proposed parcel map is consistent with General Plan Land Use Objectives LU-
1A, LU-2A, and Policy LU-1.3, in that adequate infrastructure exists to serve the 
proposed project; the subdivision allows for a project that would promote 
homeownership opportunities and improve the balance between rental and 
ownership housing in the City; the redevelopment residential project would improve 
and maintain the quality of the neighborhood with new architectural treatments and 
landscaping. The parcel map would allow for a new residential project that would not 
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exceed the maximum allowable density of 12 units per acre and, therefore, would be 
consistent with the General Plan land use designation of Medium Density 
Residential and the R2-MD zone that allows for one unit per 3,000 square feet of lot 
area. The project design would comply with all other development standards for a 
residential small lot subdivision.  

 The proposed use of the subdivision is compatible with the General Plan.  

The subject property has a General Plan land use designation of Medium Density 
Residential, which allows multi-family residential uses at a maximum or 12 dwelling 
units per acre. The proposed parcel map proposes a residential use that does not 
exceed the maximum density allowed per the General Plan and therefore, the 
proposed use is compatible with the General Plan.  

 The subject property is physically suitable to accommodate the subdivision in terms 
of type, design and density of development, and will not result in substantial 
environmental damage nor public health problems, based on compliance with the 
Zoning Code and General Plan, and consideration of appropriate environmental 
information. 

The lot’s size is suitable to accommodate the project as all development standards 
would be satisfied including, setbacks, parking, and open space and no increase in 
density is proposed. The parcel map proposes a maximum of one unit per 3,000 
square feet of lot area, which is consistent with the maximum density allowed in the 
R2-MD zone. Adequate infrastructure exists to serve the proposed project and the 
project will not result in the loss of any habitat, or require extensive infrastructure 
improvements to provide service to the site.  

 The design of the subdivision provides, to the extent feasible, for future passive or 
natural heating and cooling opportunities in the subdivision, as required by State 
Government Code section 66473.1. 

The parcel map would meet the applicable small lot development standards 
including minimum open space for the development as well as for each individual 
unit. The project provides 35.1 percent open space for the overall development and 
each unit will have over 200 square feet of private pen space area. The open space 
will accommodate landscaping that can be provided throughout the site with 
adequate setbacks for airflow. The project is proposed to include operable windows 
and will be fully insulated as required by the building code. The proposed 
improvements are subject to Title 24 of the California Building Code that requires 
new construction to meet minimum heating and cooling efficiency standards based 
on location and climate. The Costa Mesa Building Division enforces Title 24 
compliance through the plan check and inspection process. 

21



-15- 

 The division and development will not unreasonably interfere with the free and 
complete exercise of the public entity and/or public utility rights-of-way and/or 
easements within the tract. 

The project has been reviewed by the Public Works Department and there are no 
conflicts with the City’s or other utilities agencies’ rights–of-way or other easements. 
The project will improve pedestrian accessibility with the inclusion of a new three-
foot sidewalk easement to increase the width of the existing non-conforming 
sidewalk.  

 The discharge of sewage from this land division into the public sewer system will not 
violate the requirements of the State Regional Water Quality Control Board pursuant 
to Division 7 (commencing with State Water Code section 13000). 

The lot has been previously graded and contains connections to the public sewer 
system for the existing on-site units. The parcel map would allow for a residential 
project that would not include physical changes to the lot that would result in 
discharge into the public sewer system in violation of State requirements. 
Furthermore, the applicant will be required to comply with the regulations set forth 
by the Costa Mesa Sanitation District and Mesa Water District. Compliance with the 
Costa Mesa Sanitation District and Mesa Water District involves the preparation and 
implementation of a Stormwater Pollution Prevention Plan (SWPPP) for 
construction-related activities, which will specify the Best Management Practices 
(BMP' s) that the project will be required to implement during construction activities 
to ensure that all potential pollutants of concern (including sediment) are prevented, 
minimized, and/or otherwise appropriately treated prior to being discharged from the 
subject property. 

Design Review Findings – CMMC Section 13-29(g)(14) 

 The project complies with the City of Costa Mesa Zoning Code and meets the 
purpose and intent of the residential design guidelines, which are intended to 
promote design excellence in new residential construction, with consideration being 
given to compatibility with the established residential community. This design review 
includes site planning, preservation of overall open space, landscaping, 
appearance, mass and scale of structures, location of windows, varied roof forms 
and roof plane breaks, and any other applicable design features. 

The project complies with all applicable Zoning Code standards including setbacks, 
parking, and open space. The project design incorporates elevations with varied roof 
forms, articulation of roof forms, and projections including balconies, eaves, and 
overhangs in order to provide visual interest from the street. The exterior materials 
include a combination of building finishes and siding which provides interest and will 
require minimal maintenance. The front unit is oriented toward the street, includes a 
second-story balcony, and an open space area in the front yard which will provide 
adequate intermixing of public and private space. The project will be developed 
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consistent with the City’s required landscaping provisions. The project will not result 
in privacy impacts to the surrounding residences based on the proposed 
fenestration patterns and the proposed setbacks from the neighboring properties.  

 The visual prominence associated with the construction of a two-story house or 
addition in a predominantly single-story neighborhood has been reduced through 
appropriate transitions between the first and second floors and the provision of 
second floor offsets to avoid unrelieved two-story walls. 

The neighborhood includes a mixture of one and two-story residential properties. In 
addition, the proposed design is consistent with the City’s design guidelines in that it 
includes façade articulation, transitions between floors and varying roof forms. The 
second floor is further enhanced with a balcony, modern fascia, and elevation 
treatments including multiple materials.  

ENVIRONMENTAL DETERMINATION 

The project is categorically exempt from the provisions of the California Environmental 
Quality Act (CEQA) pursuant to CEQA Guidelines Section 15315 (Class 15), Minor 
Land Divisions, and Section 15332 (Class 32), In-Fill Development.  

Under Class 15, the division of property in urbanized areas is exempt from the 
provisions of CEQA if the subdivision: is zoned for residential, is being subdivided into 
four or fewer parcels, is conformant with the General Plan and Zoning Code, is 
serviceable by utilities and is accessible, was not involved in a division of a larger parcel 
within the previous two years, and has an average slope less than 20 percent. The 
proposed project meets the following conditions as described under CEQA Section 
15315 in that: 

 The project is entirely within the City of Costa Mesa and is consistent with the R2-
MD Zoning Designation and the Medium Density Residential General Plan 
Designation because it propose a number of parcels at the allowed zoning density 
(1 unit per 3,000 square feet) and below the allowed General Plan Land Use Density 
(12 per acre). In addition, the residential use is compatible with the CMMC and the 
General Plan. 

 The project site is serviceable by all utilities and is accessible to the public right of 
way. 

 The parcel has not been involved in a previous subdivision in the previous two 
years. 

 The parcel has been previously graded and is flat and therefore contains an 
average slope less than 20 percent.  

Under Class 32, a project site less than five acres in area, with no significant 
environmental effects, that is consistent with the General Plan and Zoning Code, has 
adequate utilities to serve the site, and has no valuable habitat species is exempt from 
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the provisions of CEQA. The proposed project meets the following conditions as 
described under CEQA Guidelines Section 15332.   

 The project is consistent with the R2-MD Zoning Designation and the Medium 
Density Residential General Plan Designation in that it propose less than the 
allowed zoning density (1 unit per 3,000 square feet) and below the allowed General 
Plan Land Use Density (12 units per acre). In addition, the residential use is 
compatible with the CMMC and the General Plan.  

 The proposed development occurs entirely within the City of Costa Mesa on a lot 
size of 7,910 square feet (approx. 0.18 of an acre). 

 The project site has no value as a habitat for endangered, rare, or threatened 
species because the previously disturbed lot includes two residential units, 
driveways and a lawn. The proposed development will continue the residential use. 

 Approval of the project will not result in any significant effects relating to traffic, 
noise, air quality, or water quality because the existing use is continued.  

 The site can and is currently served by all required utilities and public services. 

ALTERNATIVES

Planning Commission determination alternatives include the following: 

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 should 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. However, because 
this project is subject to the Housing Accountability Act (Government Code Section 
65589.5), if the Planning Commission denies or reduces the proposed density of the 
proposed housing project, and the development is determined to be consistent with 
applicable, objective general plan, zoning, and subdivision standards and criteria, 
including design review standards, the Planning Commission must make the 
following written findings: 

 The housing development project would have a specific, adverse impact 
upon the public health or safety unless the project is disapproved or approved 
upon the condition that the project be developed at a lower density; and 
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 There is no feasible method to satisfactorily mitigate or avoid the adverse 
impact, other than the disapproval of the housing development project or the 
approval of the project upon the condition that it be developed at a lower 
density. Feasible means capable of being accomplished in a successful 
manner within a reasonable period of time, taking into account economic, 
environmental, social, and technological factors. 

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 written public comments have been received. 
Any public comments received prior to the January 23, 2023 Planning Commission 
meeting will be provided separately.  

CONCLUSION 

Approval of the project would allow the subdivision of an existing property into two lots, 
and the development of two detached single-family dwellings for individual ownership, 
in the R2-MD Zoning District. The project is consistent with the General Plan and 
Zoning Code in regard to density, setback and development standards, and the project 
design is consistent with the City’s’ Residential Design Guidelines. Therefore, staff 
recommends approval of the project.  

Attachments:  
1. Draft Planning Commission Resolution 
2. Applicant Letter 
3. Vicinity Map and Zoning Map 
4. Existing Site Photos and Project Renderings 
5. Project Plans and Tentative Parcel Map 2022-135 
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Distribution: Acting Director of Economic and Development Services  
Assistant City Attorney 
Public Services Director 
City Engineer 
Transportation Services Manager 
Fire Marshal 
File  

Applicant:      Ryan Oldham 
680 Langsdorf Drive #202B 
Fullerton, CA 92831 

Property        Marterra Properties 
Owner:          154 Broadway 
                      Costa Mesa, CA 92627  

26



 

 

RESOLUTION NO. PC-2022- 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF COSTA MESA, CALIFORNIA APPROVING 
PLANNING APPLICATION 22-32 FOR A TWO-UNIT SMALL 
LOT SUBDIVISION RESIDENTIAL DEVELOPMENT AND 
TENTATIVE PARCEL MAP 2022-135 IN THE R2-MD ZONE 
FOR PROPERTY AT 1592 REDLANDS PLACE 
 

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA, CALIFORNIA FINDS 

AND DECLARES AS FOLLOWS: 

 WHEREAS, Planning Application 22-32 was filed by Ryan Oldham, of Oldham 

Architects, authorized agent for the property owner, Marterra Properties requesting 

approval of the following: Design Review and Tentative Parcel Map for a residential small 

lot subdivision project to demolish two detached residential units and to construct two new 

detached units with attached two-car garages. In addition, the project proposes a variety 

of site improvements including new hardscape and landscaping. The subject property is 

proposed to be subdivided under Tentative Parcel Map 2022-135. 

WHEREAS, a duly noticed public hearing held by the Planning Commission on 

January 23, 2023 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 CEQA Guidelines Section 15315 (Class 15) Minor Division of Land, and Section 15332 

(Class 32) In-Fill Development; and 

 WHEREAS, the CEQA categorical exemption for this project reflects the 

independent judgement of the City of Costa Mesa. 

 NOW, THEREFORE, based on the evidence in the record and the findings 

contained in Exhibit A, and subject to the conditions of approval contained within Exhibit 

B, the Planning Commission hereby APPROVES Planning Application 22-32 and 

Tentative Parcel Map 2022-135 with respect to the property described above.  

 BE IT FURTHER RESOLVED that the Costa Mesa Planning Commission does 

hereby find and determine that adoption of this Resolution is expressly predicated upon 

the activity as described in the staff report for Planning Application 22-32 and upon 
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applicant’s compliance with each and all of the conditions in Exhibit B, and compliance of 

all applicable federal, 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. 

 PASSED AND ADOPTED this 23rd day of January, 2023. 
 
 
 
 

             
Chair 
Costa Mesa Planning Commission 
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STATE OF CALIFORNIA ) 
COUNTY OF ORANGE )ss 
CITY OF COSTA MESA ) 
 
 

I, Scott Drapkin, Secretary to the Planning Commission of the City of Costa Mesa, 
do hereby certify that the foregoing Resolution No. PC-2022- __ was passed and adopted 
at a regular meeting of the City of Costa Mesa Planning Commission held on January 23, 
2023 by the following votes: 
 
 
AYES:  COMMISSIONERS 
 
NOES: COMMISSIONERS 
 
ABSENT: COMMISSIONERS 
 
ABSTAIN: COMMISSIONERS 
 
 
 
 
              
       Scott Drapkin, Secretary 

Costa Mesa Planning Commission 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 

         Resolution No. PC-2022-__ 
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EXHIBIT A 
FINDINGS 
 
A.  The proposed project complies with Costa Mesa Municipal Code Section 13-

29(g)(13), Findings for Tentative Parcel Maps because: 
 
Finding: The creation of the subdivision and related improvements is consistent with 
the general plan, any applicable specific plan, and this Zoning Code. 
 

Facts in Support of Findings: The proposed parcel map is consistent with 
General Plan Land Use Objectives LU-1A, LU-2A, and Policy LU-1.3, in that 
adequate infrastructure exists to serve the proposed project; the subdivision 
allows for a project that would promote homeownership opportunities and 
improve the balance between rental and ownership housing in the City; the 
redevelopment residential project would improve and maintain the quality of the 
neighborhood with new architectural treatments and landscaping. The parcel map 
would allow for a new residential project that would not exceed the maximum 
allowable density of 12 units per acre and, therefore, would be consistent with the 
General Plan land use designation of Medium Density Residential and the R2-
MD zone that allows for one unit per 3,000 square feet of lot area. The project 
design would comply with all other development standards for a residential small 
lot subdivision.   

Finding: The proposed use of the subdivision is compatible with the General Plan. 
 

Facts in Support of Finding: The subject property has a General Plan land use 
designation of Medium Density Residential, which allows multi-family residential 
uses at a maximum or 12 dwelling units per acre. The proposed parcel map 
proposes a residential use that does not exceed the maximum density allowed 
per the General Plan and therefore, the proposed use is compatible with the 
General Plan.  

Finding:  The subject property is physically suitable to accommodate the subdivision 
in terms of type, design and density of development, and will not result in substantial 
environmental damage nor public health problems, based on compliance with the 
Zoning Code and General Plan, and consideration of appropriate environmental 
information. 
 

Facts in Support of Finding: The lot’s size is suitable to accommodate the 
project as all development standards would be satisfied including, setbacks, 
parking, and open space and no increase in density is proposed. The parcel map 
proposes a maximum of one unit per 3,000 square feet of lot area, which is 
consistent with the maximum density allowed in the R2-MD zone. Adequate 
infrastructure exists to serve the proposed project and the project will not result 
in the loss of any habitat, or require extensive infrastructure improvements to 
provide service to the site.  
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Finding: The design of the subdivision provides, to the extent feasible, for future 
passive or natural heating and cooling opportunities in the subdivision, as required 
by State Government Code section 66473.1. 
 

Facts in Support of Findings: The parcel map would meet the applicable small 
lot development standards including minimum open space for the development 
as well as for each individual unit. The project provides 35.1 percent open space 
for the overall development and each unit will have over 200 square feet of private 
pen space area. The open space will accommodate landscaping that can be 
provided throughout the site with adequate setbacks for airflow. The project is 
proposed to include operable windows and will be fully insulated as required by 
the building code.  The proposed improvements are subject to Title 24 of the 
California Building Code that requires new construction to meet minimum heating 
and cooling efficiency standards based on location and climate. The Costa Mesa 
Building Division enforces Title 24 compliance through the plan check and 
inspection process. 

Finding: The division and development will not unreasonably interfere with the free 
and complete exercise of the public entity and/or public utility rights-of-way and/or 
easements within the tract. 
 

Facts in Support of Finding: The project has been reviewed by the Public 
Works Department and there are no conflicts with the City’s or other utilities 
agencies’ rights–of-way or other easements. The project will improve pedestrian 
accessibility with the inclusion of a new three-foot sidewalk easement to increase 
the width of the existing non-conforming sidewalk.   

Finding: The discharge of sewage from this land division into the public sewer 
system will not violate the requirements of the State Regional Water Quality Control 
Board pursuant to Division 7 (commencing with State Water Code section 13000). 
 

Facts in Support of Finding: The lot has been previously graded and contains 
connections to the public sewer system for the existing on-site units. The parcel 
map would allow for a residential project that would not include physical changes 
to the lot that would result in discharge into the public sewer system in violation 
of State requirements. Furthermore, the applicant will be required to comply with 
the regulations set forth by the Costa Mesa Sanitation District and Mesa Water 
District. Compliance with the Costa Mesa Sanitation District and Mesa Water 
District involves the preparation and implementation of a Stormwater Pollution 
Prevention Plan SWPPP) for construction- related activities, which will specify the 
Best Management Practices (BMP' s) that the project will be required to 
implement during construction activities to ensure that all potential pollutants of 
concern (including sediment) are prevented, minimized, and/or otherwise 
appropriately treated prior to being discharged from the subject property. 

B.  The proposed project complies with Costa Mesa Municipal Code Section 13-
29(g)(14), Findings for Design Review because: 
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Finding: The project complies with the City of Costa Mesa Zoning Code and meets 
the purpose and intent of the residential design guidelines, which are intended to 
promote design excellence in new residential construction, with consideration being 
given to compatibility with the established residential community. This design review 
includes site planning, preservation of overall open space, landscaping, appearance, 
mass and scale of structures, location of windows, varied roof forms and roof plane 
breaks, and any other applicable design features. 
 

Facts in Support of Findings: The project complies with all applicable Zoning 
Code standards including setbacks, parking, and open space. The project design 
incorporates elevations with varied roof forms, articulation of roof forms, and 
projections including balconies, eaves, and overhangs in order to provide visual 
interest from the street. The exterior materials include a combination of building 
finishes and siding which provides interest and will require minimal maintenance. 
The front unit is oriented toward the street, includes a second-story balcony, and 
an open space area in the front yard which will provide adequate intermixing of 
public and private space. The project will be developed consistent with the City’s 
required landscaping provisions. The project will not result in privacy impacts to 
the surrounding residences based on the proposed fenestration patterns and the 
proposed setbacks from the neighboring properties.   

Finding: The visual prominence associated with the construction of a two-story 
house or addition in a predominantly single-story neighborhood has been reduced 
through appropriate transitions between the first and second floors and the provision 
of second floor offsets to avoid unrelieved two-story walls. 
 

Facts in Support of Finding: The neighborhood includes a mixture of one and 
two-story residential properties. In addition, the proposed design is consistent 
with the City’s design guidelines in that it includes façade articulation, transitions 
between floors and varying roof forms. The second floor is further enhanced with 
a balcony, modern fascia, and elevation treatments of multiple materials.  

C. The project is categorically exempt from the provisions of the California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15315 
(Class 15), Minor Land Divisions, and Section 15332 (Class 32), In-Fill Development.  

Under Class 15, the division of property in urbanized areas is exempt from the 
provisions of CEQA if the subdivision: is zoned for residential, is being subdivided 
into four or fewer parcels, is conformant with the General Plan and Zoning Code, is 
serviceable by utilities and is accessible, was not involved in a division of a larger 
parcel within the previous two years, and has an average slope less than 20 percent. 
The proposed project meets the following conditions as described under CEQA 
Section 15315 in that: 

 The project is entirely within the City of Costa Mesa and is consistent with the R2-
MD Zoning Designation and the Medium Density Residential General Plan 
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Designation because it propose a number of parcels at the allowed zoning density 
(1 unit per 3,000 square feet) and below the allowed General Plan Land Use 
Density (12 per acre). In addition, the residential use is compatible with the 
CMMC and the General Plan. 

 The project site is serviceable by all utilities and is accessible to the public right 
of way. 

 The parcel has not been involved in a previous subdivision in the previous two 
years. 

 The parcel has been previously graded and is flat and therefore contains an 
average slope less than 20 percent.  
 

Under Class 32, a project site less than five acres in area, with no significant 
environmental effects, that is consistent with the General Plan and Zoning Code, has 
adequate utilities to serve the site, and has no valuable habitat species is exempt 
from the provisions of CEQA. The proposed project meets the following conditions 
as described under CEQA Guidelines Section 15332.   

 The project is consistent with the R2-MD Zoning Designation and the Medium 

Density Residential General Plan Designation in that it propose less than the 

allowed zoning density (1 unit per 3,000 square feet) and below the allowed 

General Plan Land Use Density (12 units per acre). In addition, the residential 

use is compatible with the CMMC and the General Plan.  

 The proposed development occurs entirely within the City of Costa Mesa on a lot 

size of 7,910 square feet (approx. 0.18 of an acre). 

 The project site has no value as a habitat for endangered, rare, or threatened 

species because the previously disturbed lot includes two residential units, 

driveways and a lawn. The proposed development will continue the residential 

use. 

 Approval of the project will not result in any significant effects relating to traffic, 

noise, air quality, or water quality because the existing use is continued.  

The site can and is currently served by all required utilities and public services. 
 

D. The project is not 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  
 
Plng. 1.  Approval of Planning Application 22-32 and Tentative Parcel Map No. 2022-135 

is valid for two (2) years from the effective date of this approval and will expire at 
the end of that period unless applicant establishes the use by one of the following 
actions: 1)   a building permit has been issued and construction has commenced, 
and a valid building permit has been maintained by making satisfactory progress 
as determined by the Building Official; 2) a certificate of occupancy has been 
issued. A time extension can be requested no less than thirty (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. 

 2.  Prior to building permit issuance, conditions of approval for PA-22-32 and 
Tentative Parcel Map No. 2022-135 shall be blueprinted on the face of the site 
plan as part of the plan check submittal package.  Address assignment shall be 
requested from the Planning Division prior to submittal of working drawings for 
plan check. The approved address of individual units, suites, buildings, etc., shall 
be blueprinted on the site plan and on all floor plans in the working drawings.  

 3.  Prior to building permit issuance, applicant shall provide a window placement 
study demonstrating compliance with the City’s Second Story Design Guidelines. 
Second floor windows shall be designed and placed to minimize direct lines-of-
sight into windows on adjacent neighboring properties, and to minimize visibility 
into abutting residential side and rear yards. Every effort shall be made to 
maintain the privacy of abutting property owners. 

 4.  Prior to grading or building permit issuance, the final subdivision map shall be 
recorded with the County of Orange. 

 5.  Prior to building permit final, the applicant shall install a 6-foot high decorative 
block wall along the side and rear setback lines. Where walls on adjacent 
properties already exist, the applicant shall work with the adjacent property 
owner(s) to prevent side-by-side walls with gaps in between them and/or provide 
adequate privacy screen by trees and landscaping. Any future modifications to 
the fencing on the interior property lines after project completion shall be first 
reviewed and approved by the Development Services Director and any required 
permits obtained prior to installation. The location and height of walls and fences 
shall comply with Code requirements, as well as any visibility standards for traffic 
safety related to ingress and egress. 

 6.  No modification(s) of the approved building elevations including, but not limited 
to, change of architectural type, changes that increase the building height, 
removal of building articulation, or a change of the finish material(s), shall be 
made during construction without prior Planning Division written approval. 
Elevations shall not be modified unless otherwise approved by Development 
Services Director as consistent with the architectural design and features of the 
proposed development. Failure to obtain prior Planning Division approval of the 
modification could result in the requirement of the applicant to (re)process the 
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modification through a discretionary review process, or in the requirement to 
modify the construction to reflect the approved plans. 

 7.  The subject property’s ultimate finished grade level may not be filled/raised in 
excess of 30 inches above the finished grade of any abutting property. If 
additional dirt is needed to provide acceptable on-site storm water flow to a public 
street, an alternative means of accommodating that drainage shall be approved 
by the City’s Building Official prior to issuance of any grading or building permits. 
Such alternatives may include subsurface tie-in to public storm water facilities, 
subsurface drainage collection systems and/or sumps with mechanical pump 
discharge in-lieu of gravity flow. If mechanical pump method is determined 
appropriate, said mechanical pump(s) shall continuously be maintained in 
working order. In any case, development of subject property shall preserve or 
improve the existing pattern of drainage on abutting properties.  

 8.  Trash facilities shall be screened from view, and designed and located 
appropriately to minimize potential noise and odor impacts to residential areas.  

 9.  Prior to issuance of grading permits, developer shall submit for review and 
approval a Construction Management Plan. This plan features methods to 
minimize disruption to the neighboring residential uses to the fullest extent that is 
reasonable and practicable.  The plan shall include construction parking and 
vehicle access and specifying staging areas and delivery and hauling truck 
routes. The plan should mitigate disruption to residents during construction. The 
truck route plan shall preclude truck routes through residential areas and major 
truck traffic during peak hours. The total truck trips to the site shall not exceed 
200 trucks per day (i.e., 100 truck trips to the site plus 100 truck trips from the 
site) unless approved by the Development Services Director or Transportation 
Services Manager. 

 10.  The ground floor exterior decks/patios shall not be built higher than 6 inches 
above natural grade. 

 11.  Backflow preventers, and any other approved above-ground utility improvement 
shall be located outside of the required street setback area and shall be screened 
from view, under direction of Planning staff.  Any deviation from this requirement 
shall be subject to review and approval of the Development Services Director. 

 12.  The applicant shall defend, with 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 applicant's 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. 

 13.  The landscaping of this project shall comply with the City’s landscaping 
requirements and any applicable guidelines (i.e. Water Efficient Landscape 
Guidelines). A landscape plan shall be submitted with the plan check submittal.  

 14.  Prior to building permit issuance, the final landscape concept plan shall indicate 
the landscape palette and the design/material of paved areas, and the 
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landscape/hardscape subject to Planning Division approval Planning Division. All 
driveways and parking areas shall be finished with decorative stamped concrete 
or pervious pavers.  

 15.  Prior to building permit issuance, the applicant shall provide the Conditions, 
Covenants, and Restrictions (CC&Rs) to the Planning Division for review by the 
Development Services Director and City Attorney’s Office. The CC&Rs must be 
in a form and substance acceptable to, and shall be approved by the 
Development Services Director and City Attorney’s Office. 

a. The CC&Rs shall contain restrictions requiring residents to park vehicles 
in garage spaces provided for each unit. Storage of other items may 
occur only to the extent that vehicles may still be parked within the 
required garage at the number of which the garage was originally 
designed and to allow for inspections by the association to verify 
compliance with this condition. 

b. Any subsequent revisions to the CC&Rs related to these provisions must 
be review and approved by the City Attorney’s Office and the 
Development Services Director before they become effective.  

c. The CC&Rs shall contain restrictions prohibiting the outside storage of 
any boats, trailers, Recreational Vehicles, and similar vehicles. 

 16.  Prior to issuance of a certificate of occupancy, the applicant shall file and record 
a declaration of covenants, conditions, and restrictions (CC&Rs) on the property.  
The establishment of a maintenance association is required.  Prior to issuance of 
a building permit, a draft of the CC&Rs shall be remitted to the Development 
Services Director and City Attorney’s Office for review and approval. The CC&Rs 
shall include ground rules for architectural control over future building 
modifications or additions, architectural design and guidelines for the property, 
and engagement in alternative dispute resolution before filing a lawsuit to resolve 
conflicts.  The Development Services Director has the discretion to request any 
other provisions in the CC&Rs to promote self-governance between the two 
property owners.   

 17.  The CC&Rs shall contain provisions requiring that the maintenance association 
effectively manage shared common improvements such as, but not limited to 
open parking, sidewalk, landscaping, lighting and drainage facilities. CC&Rs shall 
also contain provisions for a contract with a towing service to enforce the parking 
regulations.   

 18.  The applicant shall contact the current cable company prior to issuance of 
building permits to arrange for pre-wiring for future cable communication service. 

 19.  The Maintenance Association, as applicable, shall submit a signed affidavit to the 
City of Costa Mesa on an annual basis to certify the following: 

a. The two-car garages in the residential community are being used for 
vehicle parking by the resident(s). 

b. The vehicle parking areas within the garage are not obstructed by storage 
items, including but not limited to, toys, clothing, tools, boxes, equipment, 
etc.   

c. The resident(s) have consented to voluntary inspections of the garage to 
verify the parking availability, as needed. 

The form and content of the affidavit shall be provided by the City Attorney’s 
Office.  Failure to file the annual affidavit is considered a violation of this condition. 

 20.  Prior to the release of occupancy/utilities, the applicant shall contact the Planning 
Division to arrange a Planning inspection of the site.  This inspection is to confirm 
that the conditions of approval and code requirements have been satisfied. 
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 21.  Prior to issuance of a certificate of occupancy, the applicant shall provide a scaled 
and dimensioned digital site plan(s) for the project site, on either a CD or thumb 
drive, to the Planning Division. All site plans shall include an accurate and precise 
drawing of all building footprints and property line locations for the entire project 
site. All buildings shall be annotated with its corresponding address and suites if 
applicable.  

 22.  All utilities servicing irrigation, project lighting, security gates and other commonly 
serving improvements, shall be provided by (a) common meter(s) that is the 
shared responsibility for all property owners in the development project.  The 
CC&Rs or other organizational documents shall include verbiage requiring the 
common meters for the life of the development project. 

 23.  The precise grading plan shall clearly show the lowest and highest point of the 
development. The lowest point of the finished surface elevation of either the 
ground, paving or sidewalk within the area between the building and the property 
line, or when the property line is more than five (5) feet from the building, between 
the building and a line five (5) feet from the building. 

 24.  On-site lighting shall be provided in all parking areas, vehicular access ways, and 
along major walkways. The lighting shall be directed onto driveways and 
walkways within the project and away from dwelling units and adjacent properties 
to minimize light and glare impacts, and shall be of a type approved by the 
Development Services Director. 

 25.  Prior to building permit issuance, the Applicant shall submit a Lighting Plan and 
Photometric Study for the approval of the City’s Development Services 
Department. The Lighting Plan shall demonstrate compliance with the following: 
(a) Lighting design and layout shall limit spill light to no more than 0.5 foot candle 
at the property line of the surrounding neighbors, consistent with the level of 
lighting that is deemed necessary for safety and security purposes on site. (b) 
Glare shields may be required for select light standards. 

 
 
CODE REQUIREMENTS  
 
The following list of federal, state and local laws applicable to the project has been compiled by 
staff for the applicant’s reference.  Any reference to “City” pertains to the City of Costa Mesa. 
 
Plng. 1.  All contractors and subcontractors must have valid business licenses to do 

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

 2.  The location and height of walls, fences, and landscaping shall comply with 
Code requirements, as well as any visibility standards for traffic safety related to 
ingress and egress.  

 3.  All noise-generating construction activities shall be limited to 7 a.m. to 7 p.m. 
Monday through Friday and 9 a.m. to 6 p.m. Saturday.  Noise-generating 
construction activities shall be prohibited on Sunday and the following Federal 
holidays: New Year’s Day, Memorial Day, Independence Day, Labor Day, 
Thanksgiving Day and Christmas Day. 

 4.  Development shall comply with all requirements of Section 13-32 and Article 2.5, 
Title 13, of the Costa Mesa Municipal Code relating to development standards 
for residential projects. 
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 5.  Prior to the issuance of building permits, the applicant shall contact the US 
Postal Service with regard to location and design of mail delivery facilities. Such 
facilities shall be shown on the site plan, landscape plan, and/or floor plan. 

 6.  Address assignment shall be requested from the Planning Division prior to 
submittal of working drawings for plan check. The approved address of individual 
units, suits, building, etc., shall be blueprinted on the site plan and on all floor 
plans in the working drawings. 

 7.  All on-site utility services shall be installed underground. 
 8.  Installation of all new utility meters shall be performed in a manner so as to 

obscure the installation from view from any place on or off the property.  The 
installation shall be in a manner acceptable to the public utility and shall be in 
the form of a vault, wall cabinet, or wall box under the direction of the Planning 
Division. 

 9.  Any mechanical equipment such as air-conditioning equipment and duct work 
shall be screened from view in a manner approved by the Planning Division. 

 10.  Two sets of detailed landscape and irrigation plans, which meet the 
requirements set forth in Costa Mesa Municipal Code Sections 13-101 through 
13-108 and the City’s Water Efficient Landscape Guidelines, shall be required 
as part of the project plan check review and approval process.  Plans shall be 
forwarded to the Planning Division for final approval prior to issuance of building 
permits. 

 11.  Landscaping and irrigation shall be installed in accordance with the approved 
plans prior to final inspection or occupancy clearance. 

 12.  A minimum 20-foot by 20-foot clear inside dimension shall be provided for the 
two-car garages, with minimum garage door with of 16 feet and automatic 
garage door openers. The proposed garages shall be used for parking as 
required by code as it is not habitable space; further excess storage which 
prevents parking the required number of vehicles is prohibited. 

Bldg. 13.  Comply with the requirements of the following adopted codes: 2019 California 
Residential Code, 2019 California Building Code, 2019  California Electrical 
Code, 2019  California Mechanical Code, 2019 California Plumbing Code, 2019 
California Green Building Standards Code and  2019 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.  

 14.  Prior to issuing the Building permit the conditions of approval shall be on the 
approved Architectural plans. 

 15.  Prior to the Building Div. (AQMD) issuing a demolition permit contact South 
Coast Air Quality Management District located at:21865 Copley Dr. 
Diamond Bar, CA 91765-4178 
Tel: 909- 396-2000 
              Or 
Visit their web site 
http://www.costamesaca.gov/modules/showdocument.aspx?documentid=2338
1 
The Building Div. will not issue a demolition permit until an Identification no.is  
provided  By AQMD  
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 16.  Prior to building permit issuance, the applicant shall submit a precise grading 
plans, an erosion control plan and a hydrology study. A rough grading 
certificate shall be submitted to the Building Division. 

 17.  Submit a soils report for this project. Soil's Report recommendations shall be 
blueprinted on both the architectural and the precise grading plans.   

 18.  On graded sites the top of exterior foundation shall extend above the elevation 
of the street gutter at point of discharge or the inlet of an approved discharge 
devise a minimum of 12 inches plus 2 percent. 2013 California Residential Code 
CRC 403.1.7.3 

 19.  Lot shall be graded to drain surface water away from foundation walls. The grade 
shall fall a minimum of 6 inches within the first 10 feet. CRC R401.3 

 20.  Comply with the requirements of the California Department of Food and 
Agriculture (CDFA) to determine if red imported fire ants exist on the property 
prior to any soil movement or excavation.  Call CDFA at (714) 708-1910 for 
information. 

 21.  Submit a precise grading plans, an erosion control plan, and a hydrology study. 
Eng. 22.  At the time of development submit for approval an Offsite Plan to the Engineering 

Division and Grading Plan to the Building Division that shows Sewer, Water, 
Existing Parkway Improvements, sidewalk and the limits of work on the site, and 
hydrology calculations, both prepared by a registered Civil Engineer or Architect.  
Construction Access approval must be obtained prior to Building or Engineering 
Permits being issued by the City of Costa Mesa.  Pay Offsite Plan Check fee per 
Section 13-231 of the C.C.M.M.C. and an approved Offsite Plan shall be 
required prior to Engineering Permits being issued by the City of Costa Mesa. 

 23.  Maintain the public Right-of-Way in a "wet-down" condition to prevent excessive 
dust and remove any spillage from the public Right-of-Way by sweeping or 
sprinkling. 

 24.  Pay Offsite Plan Check fee per Section 13-231 of the C.C.M.M.C. and an 
approved Offsite Plan shall be required prior to Engineering Permits being 
issued by the City of Costa Mesa. 

 25.  Obtain an encroachment permit from the Engineering Division for any work in 
the City public right-of-way.  Pay required permit fee & cash deposit or surety 
bond to guarantee construction of off-site street improvements at time of permit 
per section 15-31 & 15-32, C.C.M.M.C. as approved by City Engineer.  Cash 
deposit or surety bond amount to be determined by City Engineer. 

 26.  Obtain a permit from the City of Costa Mesa, Engineering Division, at the time 
of development and then construct P.C.C. driveway approach per City of Costa 
Mesa Standards as shown on the Offsite Plan. Location and dimensions are 
subject to the approval of the Transportation Services Manager.  ADA 
compliance required for new driveway approaches. 

 27.  Obtain a permit from the City of Costa Mesa, Engineering Division, at the time 
of development and then remove any existing driveways and/or curb 
depressions that will not be used and replace with full height curb and sidewalk. 

 28.  Show all existing and proposed easements. 
 29.  Fulfill Drainage Fee requirements per City of Costa Mesa Ordinance No. 06-19 

prior to approval of approval of Plans. 
 30.  Submit Subdivision Application and comply with conditions of approval and code 

requirements. 
 31.  Prior to building permit issuance, the Applicant shall submit for approval of a 

comprehensive utilities plan to ensure that the water and sewer mains are 
adequate, and upgrades will be required if the infrastructure is not adequate. 
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The plan will be reviewed by both the City’s Building Division and Public Works 
Department.   

Fire 32.  Comply with the California Fire Code as adopted and amended by the City of 
Costa Mesa. 

 33.  Residential fire sprinklers shall be provided for the new units 
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OLDHAM ARCHITECTS INC. 
680 Langsdorf Drive, Suite 202B 

Fullerton, CA  92831 
p. 714.482.8296 

ryan@oldham-architects.com 

                                         

 

                  
December 2, 2022 
 
 
City of Costa Mesa Community Development 
 
Re: 1592 Redlands Place 
 
The following is a summary of the proposed project located at 1592 Redlands Place: 
 

1) Demo existing single family structures (2 separate detached units) and all site built features. 
 

2) Grade building pad and prepare for new structures.  
 

3) Provide subdivision of lot per city requirements into 2 lots, front and rear, with access off 
Redlands Place. 
 

4) Build 1 new 2-story single family dwelling on each new lot.  Each dwelling to be approximately 
2,650 SF 2-Story single family homes with 4 Bedrooms & 4 Bathrooms and 2-car garage.  
Construction to be wood framing over concrete slab foundation.  Architecture to be in a 
contemporary style utilizing some wood ship-lap or board/batten siding, stone veneer, and 
stucco exterior finish. 
 

5) Develop remainder of each lot for landscape, hardscape and parking areas. 
 

The existing lot is pre-developed within a predeveloped neighborhood with no significant natural 
features.  The lot will be scraped clear and new development will occur per city requirements.  The lot is 
small so all building are oriented towards the street, similar to the other homes in the neighborhood. 
 
The site design considers other similar developments in the city within the Small Lot Ordinance zoning 
requirements.  Required open space has been provided.  New on-lot trees are provided.  The 
architecture of the homes is in a Coastal Contemporary style similar to other SLO developments in the 
city.   
 
The front home does include a 4% deviation from the required max 100% 2nd floor / 1st floor ratio.  This 
is because we want to keep a balcony at the front of the home streetscape that we feel provides better 
aesthetic articulation to the home and mimics another front of home balcony on the rear house.  We are 
aware that this deviation is outside the normal zoning standard and may not be approved.  The 
alternative would be to eliminate the balcony and roof over this area. 
 
Sincerely, 
 
 
 
 
 

Ryan Oldham 
Principal Architect 
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Costa Mesa

Zoning

AP - Administrative Professional

IR-MLT - Institutional Recreational Multi-Use

R1 - Single-Family Residential

R2-MD - Multiple-Family Residential, Medium Density

R2-HD - Multiple-Family Residential, High Density

R3 - Multiple Family Residential

MG - General Industrial

MP - Industrial Park

PDI - Planned Development Industrial

C1 - Local Business

C2 - General Business

C1-S - Shopping Center

TC - Town Center

PDR-NCM - Planned Development Residential - North Costa 
Mesa

I&R - Institutional Recreactional

I&R-S - Institutional Recreational - School

P - Parking

CL - Commercial Limited

PDC - Planned Development Commercial

PDR-LD - Planned Development Residential - Low Density

PDR-MD - Planned Development Residential - Medium 
Density

PDR-HD - Planned Development Residential - High Density

43

ATTACHMENT 4



 

East-facing street view of existing site as seen from Redlands Pl  

 

             East-facing aerial view of existing site 
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                                            South-facing aerial view of existing site 
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c  COPYRIGHT;  Oldham  Architects  expressly
reserves  all  rights  to these  plans  by common
copyright privileges.   These plans may not  be
reproduced,  changed,  or copied  in any  manner
or turned over to a third party without the
expressed written consent of Ryan E. Oldham.

architects

oldham architect s
680 Langsdorf Drive, Suite 202B
fullerton, california   92831
714.482.8296 | oldham-architects.com
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 23-1007 Meeting Date: 1/23/2023

TITLE:

PLANNING APPLICATION 21-36 FOR A RETAIL CANNABIS STOREFRONT BUSINESS LOCATED
AT 167 CABRILLO STREET (CABRILLO COMMUNITY PROJECT LLC DBA NATIVE GARDEN)

DEPARTMENT: ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/ PLANNING
DIVISION

RECOMMENDATION:

.  Staff recommends the Planning Commission adopt a Resolution to:

1. Find that the project is exempt from the provisions of the California Environmental Quality Act
(CEQA) per CEQA Guidelines Section 15270 (Disapproved Projects) or, if approved, exempt from
CEQA per CEQA Guidelines Section 15301 (Existing Facilities); and

2. Deny Planning Application 21-36.

Page 1 of 1
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PLANNING COMMISSION 

AGENDA REPORT  
MEETING DATE:   JANUARY 23, 2023          ITEM NUMBER: PH-2

SUBJECT: PLANNING APPLICATION 21-36 FOR A RETAIL CANNABIS 
STOREFRONT BUSINESS LOCATED AT 167 CABRILLO STREET 
(CABRILLO COMMUNITY PROJECT LLC DBA NATIVE GARDEN) 

FROM:  ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/ 
PLANNING DIVISION 

PRESENTATION BY:     MICHELLE HALLIGAN, CONTRACT PLANNER 

FOR FURTHER 
INFORMATION 
CONTACT: 

MICHELLE HALLIGAN 
714-754-5608 
MICHELLE.HALLIGAN@COSTAMESACA.GOV 

RECOMMENDATION 

Staff recommends the Planning Commission adopt a Resolution to:  

1. Find that the project is exempt from the provisions of the California Environmental 
Quality Act (CEQA) per CEQA Guidelines Section 15270 (Disapproved Projects) or, 
if approved, exempt from CEQA per CEQA Guidelines Section 15301 (Existing 
Facilities); and 

2. Deny Planning Application 21-36. 

APPLICANT OR AUTHORIZED AGENT 

The applicant/authorized agent is Christopher Glew on behalf of Cabrillo Community 
Project LLC dba Native Garden and the property owner, Palanjian Family Trust.  
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PLANNING APPLICATION SUMMARY

Location: 167 Cabrillo Street Application Number: PA-21-36 
Request:   Planning Application 21-36 for a Conditional Use Permit for the establishment of a cannabis retail 

storefront in the CL (Commercial Limited District) zone. 

SUBJECT PROPERTY: SURROUNDING PROPERTY: 
Zone:   CL (Commercial Limited 

District) 
  North: R2-HD (Multiple-Family Residential, High 

Density) 
General Plan:   Neighborhood Commercial   South: CL (Commercial Limited District) 

Lot Dimensions:  North: 67.59;  South: 82.57’ 
East: 87.54’;  West: 72.53’ 

  East: CL (Commercial Limited District) 

Lot Area:   7,180 SF   West: CL (Commercial Limited District) 
Existing 
Development:   

One 1,050-square-foot single-story building. 

DEVELOPMENT STANDARDS COMPARISON 

Development Standard Required/Allowed 
CL Zone 

Proposed/Provided 

Building Height 2 stories/30 ft. maximum 13’-8”
Setbacks: 
    Front 20 ft. minimum 24’-11”
    Side  15 ft. minimum (public street) 

15 ft. minimum (interior) 
34’-5”  

 9’-10”1

    Rear 0 ft.  32’-10” 

Landscape Setback – front  20 ft.  27’-10” 
Parking 4 stalls 6 stalls2

Floor area ratio (FAR) 0.15 maximum 0.15 

1 The interior side setback was approved by Zoning Exception 80-124. 
2 The proposed site plan includes bike racks for a credit of one parking stall, included in the proposed total. 
CEQA Status Exempt per CEQA Guidelines Section 15270 (Disapproved Projects) or 15301 (Existing 

Facilities) 
Final Action Planning Commission 

BACKGROUND 

The subject property is located at 167 Cabrillo Street, on the southeast corner of the 
intersection of Cabrillo Street and Fullerton Avenue. The site is zoned Commercial 
Limited District (CL) and has a General Plan Land Use Designation of Neighborhood 
Commercial. The properties to the north, across Cabrillo Street, are zoned Multiple-
Family Residential District, High Density (R2-HD) and the property across Fullerton 
Avenue is zoned CL.  

Existing development on the subject property consists of a 1,050-square-foot building, 
two driveways, and a paved area in the rear. The subject property was developed with a 
single-family detached home in the 1940s, prior to the incorporation of this area to the 
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City of Costa Mesa. In 1980, subsequent to incorporation of the area into the City, the 
building was converted to commercial use following the approval of Redevelopment 
Application 80-12 and Zoning Exception (variance) 80-124. The staff report for the 
approved variance stated that the proposed commercial use would be for violin repair 
and sales, and would be “low volume with low customer traffic.” The variance allowed 
the following deviations from the Costa Mesa Municipal Code: 

 Decrease the interior side setback from 15 feet to 10 feet;  
 Allow vehicle maneuvering in a portion of the setback along Fullerton Avenue; 

and 
 Decrease required onsite parking from six stalls to five stalls.  

The building is currently occupied by OC Spas and Hot Tubs. The business has two 
locations in the City; the other is located approximately one-mile away at 1970 Newport 
Boulevard. The subject site (167 Cabrillo Street) is used primarily for storage and 
limited customer traffic, whereas the facility on Newport Boulevard is a retail storefront.  

The subject site is located within the 100 block of Cabrillo Street between Newport 
Boulevard and Orange Avenue. The site is situated approximately 800 feet easterly 
from the intersection of Newport Boulevard and Cabrillo Street, approximately 400 feet 
westerly from the intersection of Orange Avenue and Cabrillo Street, and approximately 
400 feet from East 17th Street to the south. The uses along Cabrillo Street include 
commercial and office uses concentrated in close proximity to Newport Boulevard and 
transitions predominantly to residential uses towards Orange Avenue. This 100 block of 
Cabrillo Street primarily includes residential uses on the north side and commercial 
uses on the south side. A map is provided in Figure 1 to demonstrate existing uses in 
the vicinity.  

Similar to the subject property and consistent with the Commercial Limited District 
zoning classification (described further below in the “Analysis section” of this report), 
two of the three properties adjacent to the subject site,175 Cabrillo Street and 160 
Wells Place, were converted in the past from residential to commercial developments. 
The adjacent property at 160 Wells Place remains a single-family residence (see Image 
A). The properties across Cabrillo Street from the proposed storefront include a mixture 
of single- and multiple-family residences (see Image B).  
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Figure 1 – Existing Uses 

Note: Abbreviations include COM for commercial uses, INST for institutional, MH for mobile home 
park, and RES for residential uses. 

 Image A – 160 Wells Place  

The existing neighboring residence at 160 Wells Place as viewed from Fullerton Street.
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Image B – Residential Properties Located Across Cabrillo Street  

Existing single- and multi-family residences across Cabrillo Street from the proposed storefront. 

The property across Fullerton Avenue from the proposed storefront is a parking lot that 
serves commercial uses that are located adjacent to East 17th Street (see image C, 
below).  

Image C – Commercial Parking Across Fullerton Avenue

Existing parking located across Fullerton Avenue from the proposed storefront and across Cabrillo Street 
from existing residential uses. 

Nonconforming Development 

The width of the existing driveway on Cabrillo Street is substandard and therefore is 
subject to the nonconforming provisions of the Costa Mesa Municipal Code (CMMC) 
Section 13-204. Pursuant to this Code Section, a conforming use may be located on a 
nonconforming property so long as the new site modifications do not result in greater 
site nonconformities. Per CMMC Section 13-93(a)(2)The minimum width for a one-way 
driveway is 14 feet. The existing driveway on Cabrillo Street is 9’-10”. The applicant is 
not proposing to widen the driveway due to the location of the existing structure. The 
driveway leads to a parking lot in the rear, which leads to a 20-foot-wide driveway on 
Fullerton Street. As specifically allowed by the CMMC, the existing site nonconformity 
can remain pursuant to the City’s legal nonconforming provisions. 
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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 is codified 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 use 
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 storefront retail (dispensaries) and non-storefront retail (delivery) 
within the City subject to certain 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. 

Cannabis Business Permit (CBP) Application Process 

The process to establish a retail cannabis business is subject to an extensive submittal 
and application review procedure. 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 
detailed map demonstrating the proposed storefront’s distance from sensitive uses. 
Staff also visits the site at this time. Planning staff has completed the aforementioned 
pre-application review, visited the site, and issued a letter indicating that the application 
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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.  

DESCRIPTION

Planning Application 21-36 is a request for a CUP to allow a retail cannabis storefront in 
an existing 1,050-square-foot building to sell pre-packaged cannabis and pre-packaged 
cannabis products directly to customers onsite located at 167 Cabrillo Street. The 
affiliated required State license is a Type 10 “storefront retailer” license. The business is 
proposed to operate daily from 8 AM to 9 PM. As proposed, the cannabis establishment 
would not offer delivery services. Should the storefront wish to offer delivery services in 
the future, an amendment to the CUP would be required.  

ANALYSIS 

Conditional Use Permit Required 

In order to obtain a CUP, an applicant must show that the contemplated use is 
substantially compatible with developments in the same general area, 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 is 
consistent with the City’s applicable zoning and General Plan provisions/policies. 

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. The subject site is located within a commercial zone 
(CL – Commercial Limited District) where commercial development is allowed. Pursuant 
to the CMMC, the City’s “Commercial Limited District” is intended for unique areas of 
land, which due to the proximity to residential development or the potential for traffic 
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circulation hazards, require special precautions to be taken to assure appropriate 
development (including the appropriate use of land).  

Pursuant to the CMMC, cannabis retail storefronts are subject to extensive regulation (as 
specifically described in this report) which are adopted to prevent land use 
inconsistencies with adjacent properties. Lastly, pursuant to the CMMC, the approval of a 
CUP requires that the Planning Commission make specific findings related to substantial 
neighborhood compatibility, public health and safety, and General Plan land use 
compatibility (an analysis regarding project findings are provided below in the report under 
“Findings”.) 

Separation Requirements 

CMMC Section 13-200.93(e) stipulates 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 
cannabis business permit application. CMMC Section 9-485 defines “youth center” as any 
public or private facility that is primarily used to host recreation or social activities for 
minors, specifically private youth membership organizations or clubs, social services 
teenage club facilities, video arcades where ten (10) or more games or game machines or 
devices are operated or similar amusement park facilities, but does not include dance 
studios, tutoring, martial arts studios or similar type of uses. 

All separation distances are measured in a straight line from the “premises” where the 
cannabis retail use is to be located to the closest property line of the sensitive use(s). 
Premises is as defined in the State’s Business and Professions Code Section 26001(aq) 
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 includes 
the retail cannabis activity areas (including sales, storage, back-of-house and/or other 
similar 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 the required separation from sensitive uses.    

Exterior Tenant Improvements 

The applicant is proposing several exterior changes in conjunction with the proposed new 
storefront, including reorienting the main entrance from Cabrillo Street to face Fullerton 
Avenue, adding an accessible ramp, new front door and windows, repainting, infilling two 
windows and one door facing Fullerton Avenue, infilling one window facing the interior 
side property line, and infilling one rear door.  

Proposed site improvements also include adding a pedestrian path from Fullerton Avenue 
to the public entrance, installing bicycle racks, replacing the groundcover and turf with 
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drought tolerant plants that comply with commercial landscape standards, constructing a 
trash enclosure in the rear of the property, resealing or resurfacing the parking lot, striping 
the parking lot, constructing a masonry wall along the interior property lines, and changing 
the location of the Fullerton Avenue driveway to align with the proposed drive aisle. The 
applicant also proposes to update the site with new surveillance cameras, shielded 
security lighting, and new business signage. If the CUP is approved, a photometric study, 
and detailed landscape plans would be required. Signs would be reviewed and permitted 
separately per CMMC requirements.  

Interior Tenant Improvements 

The proposed interior improvements include constructing new demising walls to create 
distinctive spaces within the existing structure. The proposed areas where customers 
would be allowed include the entrance/security area, retail sales floor, and restroom. The 
proposed “back-of-house” areas include an employee break room, restroom, and storage 
rooms. A summary of the spaces and applicable floor areas is provided in Table 1. 

Table 1 – Floor Plan Summary 

Customer and Employee Access  

Customers would only be allowed in the entrance area, sales floor, and customer 
restroom. Customer access to the proposed establishment includes entering the 
licensed premise through the entrance door fronting Fullerton Avenue. An employee 
would verify the customer’s identity and age before allowing the customer to enter the 
retail sales floor. After a customer’s identity and age is verified and their transaction is 
completed, they must leave the premise. As further conditioned, a security guard would 
monitor the area at all times 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 access-controlled entrance located at the 
rear of the building that leads directly into the back-of-house areas.  

Vendor Access 

During business hours, vendor vehicles (such as licensed distributor vehicles that are 
used for delivering products for retail sales) would park on-site for deliveries. Vendors 
would only be allowed to enter the premise through a controlled access door while 
accompanied by an employee with the proper security credentials. All of the proposed 
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onsite parking stalls are within 50 feet of the controlled access door and would be under 
camera surveillance at all times. 

Storefront Operations  

As described in the attached Applicant Letter, the business is proposed to operate 
between the hours of 9 AM and 8 PM, seven days per week. This is less than the 
maximum permitted hours allowed for cannabis retail establishments by the CMMC (7 AM 
and 10 PM). If approved, the proposed business would be required to comply with retail 
storefront and operational conditions/requirements as follows: 

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

 Shipments of cannabis goods may only be accepted during regular business hours 
(9 AM and 8 PM);  

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

 At least one licensed security guard shall be on premises 24-hours a day;  
 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 
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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 controlled access door and remain with 
them throughout the process.  

 Cannabis goods to be sold at this establishment 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; and 

 Packaging containing cannabis goods shall be tamper and child-resistant; if 
packaging contains multiple servings, the package must also be re-sealable. 

Business Plan 

The applicant has submitted a detailed business plan that was evaluated by the City’s 
cannabis consultant (HdL). The business plan described the owners’ 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 continued entitlement processing.  

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. 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 the proposed cannabis retail 
establishment:     

 At least one security guard will be on-site 24-hours a day; 
 All employees 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; 
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 Sensors shall be installed that detect entry and exit from all secured areas;  
 Security lighting (interior and shielded exterior) shall be installed; 
 Emergency power supply shall be installed; 
 Employees shall be trained for use with any/all emergency equipment; 
 Employees and vendors will be trained regarding cash and product transportation 

protocol;  
 Visitor/customer specific security measures shall be required; and 
 All facility entry and exit points and locations where cash or cannabis products are 

handled or stored shall be under camera surveillance. 

Parking and Circulation 

Retail cannabis uses are subject to the same parking ratio requirement as most other 
retail establishments in the City (four spaces per 1,000 square feet of gross floor area). 
Based on this ratio, the 1,050-square-foot facility would be required to provide four 
onsite parking spaces. The proposed site plan includes five vehicle parking stalls and 
one bicycle rack, which would be credited as one standard vehicle parking space 
pursuant to the CMMC. With the proposed bicycle rack, the site would have six parking 
stalls and therefore would be in compliance with the City’s parking standards.  

Although the proposed site plan exceeds the City’s parking requirement by two stalls, 
the applicant removed the originally planned delivery use from the proposed operation 
to reduce parking demand. Additionally, the applicant proposes to lease an office at 170 
Wells Place with three assigned parking stalls, as shown in Figure 2.  

Figure 2 – Offsite Employee Parking Location 

Storefront

Employee 
Parking 
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The office space at 170 Wells Place would need to remain vacant so the three parking 
spaces would be surplus and therefore available for storefront employees. With the 
offsite employee parking, the five parking spaces (six when including the bike rack 
credit) at 167 Cabrillo would be available to be utilized by customers. Native Garden 
employees that drive to work would park in the three designated stalls at 170 Wells 
Place and walk a short distance to 167 Cabrillo Street (approximately 400 feet). As 
shown in Figure 2, there are incomplete sections of sidewalk along Wells Place, 
Fullerton Avenue, and Cabrillo Street. Staff observed 170 Wells Place numerous times 
during September and October 2022. Onsite parking was readily available during every 
visit. 

Pedestrian access to the storefront would be provided by existing public sidewalk 
located along Fullerton Avenue and Cabrillo Street. A pedestrian path from Fullerton 
Avenue to the business entrance would be constructed. Bicycle racks would be 
provided along this pathway to encourage cycling to the storefront. 

There are two existing driveways to the site; a two-way driveway off Fullerton Avenue 
and a one-way driveway off Cabrillo Street. The driveway on Cabrillo Street would be 
designated for ingress only. As proposed, all customers and vendors exiting by vehicle 
would have to vacate via the driveway on Fullerton Avenue. As indicated above, the site 
driveway does not meet the City’s current commercial access standards and is 
considered legal nonconforming.  

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 collected fee 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 Fees applicable to new and expanding developments is 
determined using estimated Average Daily Trips (ADT), which is the 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 a pharmacy/drug store with a drive-through. The City’s traffic engineering review 
focuses on net trip increase for both the ADT and peak hour trips. Therefore, the trip 
generation is estimated for the previous/existing use(s) and is credited (subtracted) 
from the proposed use to estimate potential changes in trip generation for ADT and 
peak hour trips. 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 peak is used to estimate the number of vehicular 
trips generated both in and out of a new or expanded development known as vehicle 
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trip ends during a peak hour. Staff reviewed and determined that the proposed use 
does not meet the threshold of 100 peak hour trips requiring a traffic study based on the 
net peak hour trips. The proposed storefront is estimated to add 53 vehicle trips per day 
to a local street. The estimated Traffic Impact Fee for the proposed 1,050-square-foot 
retail establishment is $12,500. 

Odor Attenuation 

Cannabis products would arrive in State compliant packaging that is sealed and odor-
resistant, and remain unopened while on the premises. The storefront proposes to use 
carbon filters throughout the facility. If approved, the use would be conditioned so the 
operator must replace the air filters at regular intervals, as directed in the manufacturer 
specifications. Further, if cannabis odor is detected outside of the tenant space and/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. Lastly, cannabis products would not 
be allowed to be disposed of in the exterior trash enclosure. 

Proximity to Residential 

The subject property abuts an existing home on Fullerton Avenue and is across several 
homes on Cabrillo Street. The proposed cannabis establishment parking lot abuts a 
residence. The proposed cannabis storefront would increase commercial traffic on 
Cabrillo Street and Fullerton Avenues, local streets that serve a residential 
neighborhood. With the proposed cannabis use, the parking lot is anticipated to be 
activated by more retail customers and during later hours than the current use. As with 
other commercial uses adjacent to residential development, noise would be a potential 
concern, especially given the proposed intensification of the use and increased hours 
open to the public. 

The limited access door is located in the rear of the subject property, approximately 35 
feet from that residence. If approved, per standard conditions of approval for retail 
cannabis storefronts, only employees and vendors escorted by an employee would be 
allowed to utilize limited access doors.  

If the Planning Commission finds there are grounds to approve the project, the 
Commission may consider conditions of approval to ensure compatibility with nearby 
residential development. For example, the Planning Commission could further limit the 
hours of operation, limit the operation to delivery only, or limit evening operations to 
delivery only.  

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 
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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. 

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 a new entrepreneurial 
business in Costa Mesa as allowed under Measure Q, and provides new goods 
and services and new employment opportunities in the community; therefore, 
the proposed use would be consistent with General Plan Policy LU-1.1. 

2. Objective LU-6B: Encourage and facilitate activities that expand the City’s revenue 
base.

Consistency: Retail cannabis uses are expected to generate increased tax 
revenues in that cannabis sales are subject to a seven-percent local tax on 
gross receipts. Approval of the proposed cannabis retail storefront would allow 
business operations that would expand the City’s revenue base. This revenue 
can then be used for community services and infrastructure improvements 
that serve the community; therefore, the proposed use would be consistent 
with General Plan Policy LU-6B.  

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 and growing 
cannabis industry. Approval of this CUP would facilitate a new local business 
opportunity in a specialized and expanding industry; therefore, the proposed 
use would be consistent with General Plan Policy LU-6.15. 

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 cannabis retail facility is proposed in an established 
residential neighborhood that includes a mobile home community, single-
family residences and multiple-family residences. The subject site is zoned 
CL (Commercial Limited District) which “is intended for unique areas of land 
which, due to the proximity of residential development or the potential for 
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traffic circulation hazards, require special precautions to be taken to assure 
appropriate development.”  

The proposed cannabis storefront would present a more intensive retail use in 
a neighborhood with limited commercial activities. Further, the other 
commercial uses currently operating in the CL zone in this neighborhood 
typically have limited hours of operation. For example, the existing business 
located on the subject site is open from 10 AM to 5 PM on Saturdays, and 
from 11 AM to 5 PM, Sunday through Friday.  Other nearby businesses in 
the CL zone, such as landscaping and construction businesses, are uses 
with activities that occur offsite and generally involve equipment storage, 
office, and limited customer traffic. Therefore, those uses are generally not 
affecting the existing adjacent and numerous nearby residential uses. Some 
more service-oriented uses in the CL zone operating in this neighborhood 
function by appointment to control the flow of customers. For example, a 
beauty salon, chiropractor, financial consultant and massage uses in this 
neighborhood generally operate by appointment and are able to operate with 
evening hours, such as 10 AM to 8 PM, without negatively affecting 
residential neighbors by regulating customer traffic.  

The proposed cannabis retail storefront would result in a neighborhood 
intensification of use, would be open between 9 AM and 8 PM, well beyond 
the existing site commercial activity hours of 10 AM to 5 PM, without a 
mechanism to control the flow of customers and traffic. The proposed 
customer entrance and exit would be located along Fullerton Avenue, which 
faces a commercial parking lot but is next door to a residential use. The 
retail cannabis establishment parking lot would also be located adjacent to a 
residential use. Per CMMC Title 13, Section 20(f), “special precautions” 
should be taken in the CL zone and staff does not believe that these 
precautions have been incorporated into the proposal by the applicant to 
prevent properties detrimental impacts to other properties in the area. 
Therefore, the proposed use would not be consistent with General Plan 
Policy LU-3.1.   

5. Policy C-1.11: Reduce or eliminate intrusion of traffic related to non-residential 
development on local streets in residential neighborhoods.

Consistency: The proposed cannabis storefront would be located at the 
intersection of Cabrillo Street and Fullerton Avenue, two local streets. All  
previously permitted cannabis retail storefronts in Costa Mesa were located 
on or adjacent to arterial or collector roadways where more intense uses and 
traffic are anticipated. The proposed cannabis storefront would increase 
commercial traffic on Cabrillo Street, a local street that serves a residential 
neighborhood; therefore, the use would not be consistent with General Plan 
Policy C-1.11. 
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6. Policy N-2.9: Limit hours and/or attenuation of commercial/entertainment operations 
adjacent to resident and other noise sensitive uses in order to minimize excessive 
noise to these receptors. 

Consistency: The proposed cannabis storefront would be located adjacent 
to a residential use and across the street from numerous residential 
developments. The existing use on the subject site is open from 11 AM to 5 
PM, Sunday through Friday, and 10 AM to 5 PM on Saturday (totals ranging 
between 6 and 7 hours per day). Although the applicant is proposing to have 
shorter hours than the maximum allowed in the CMMC, the proposed 
storefront would be open for 11 hours per day including during evening 
hours that are not compatible with residential development considering the 
CL zoning of the subject site. Furthermore, the proposed retail storefront will 
generate more customer traffic than the existing use and other existing 
businesses in the CL zone located in this area, and more traffic and 
business activity noise would result; therefore, the use would not be 
consistent with General Plan Policy N-2.9.  

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 all three required findings. As 
indicated below, the proposed project materials failed to provide adequate evidence for 
staff to make the finding that the proposed use would be substantially compatible with 
developments in the same general area and would not be materially detrimental to 
other properties within the area. 

 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 the CL zone (Commercial Limited District). As 
defined in the CMMC, the CL zone is an area in which special precautions shall 
be taken due to the proximity of residential development or the potential for traffic 
circulation hazards. A cannabis storefront is a use that is conditionally permitted in 
the CL zone subject to conformance with required findings. This discretionary 
decision-making process allows/requires the Planning Commission to carefully 
review the proposed cannabis storefront operation and location.  

As intended by the CMMC, this area of the CL zone generally functions as a buffer 
between residential uses on Cabrillo Street and commercial activity on East 17th

Street. The closest commercial corridor to the subject property is the north side 
of East 17th Street. The existing development pattern on the north side is for 
businesses to be oriented toward the street, with parking in the rear to buffer less 
intense uses from activities along East 17th Street. To-date, all of the approved 
cannabis storefront CUPs in Costa Mesa, with or without delivery, are 
appropriately located along or adjacent to arterial roadways in the C1 (Local 
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Business District) or C2 (General Business District). The proposed cannabis 
storefront at 167 Cabrillo Street is the first cannabis retail establishment to be 
located at the intersection of two local streets and the first to be located in the CL 
zone.  

Additionally, the subject site is located adjacent to a residential use and across 
from residential developments on Cabrillo Street. Adjacent nonresidential uses 
predominantly include services, not retailers.  Other businesses operating in this 
immediate area of the CL zone are low-to-moderate traffic uses and/or have 
business practices that limit their impact on residents, such as limited hours of 
operation, encouraging or requiring appointments, and conducting activities at 
clients’ properties (offsite). Unlike those operations, the proposed cannabis 
storefront would operate 11 hours per day, between 9 AM and 8 PM and without 
a mechanism to regulate customer traffic. As with other commercial uses 
adjacent to residential development, noise would be a potential land use 
compatibility concern, especially given the proposed intensification of the use 
and increased hours open to the public.  

The proposed cannabis storefront would not be substantially compatible with 
other developments in the neighborhood and the proposed use has the potential 
to be materially detrimental to other properties in the area (specifically the 
adjacent and nearby numerous residential uses). Conditions of approval may be 
able to reduce potential impacts, but without a significant change in the proposed 
operation, the use would not be substantially compatible with the neighborhood. 

 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.

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 
would be onsite at all times 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 interior limited access spaces. In 
addition, the business employees, and part-time staff, must pass a live scan 
background check and obtain an identification badge from the City. When 
operating in accordance with the professionally prepared security plan and in 
conformance with local and State laws, the proposed use would not be materially 
detrimental to public health and safety; however, the more intensive change in 
commercial use proposed would be detrimental to the general welfare of the public 
and/or injurious to property or improvements to the nearby residential uses. 
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 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 proposed retail use would be located in an existing commercial building on a 
property that has a General Plan land use classification of “Neighborhood 
Commercial.” 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 “Commercial Limited 
District” (CL).  

Pursuant to the CMMC, the CL District is intended for “unique areas of land 
which, due to the proximity of residential development or the potential for traffic 
circulation hazards, require special precautions to be taken to assure appropriate 
development.” Figure 3 shows the zoning of the project site and general 
surrounding area, demonstrating that the CL zone functions as a transitional 
land-use buffer between residential uses and more intensive commercial uses. 

Figure 3 – CL Zoning Pattern 
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Similarly to the subject neighborhood land use pattern (see Figure 3, above) CL 
zones are typically located elsewhere in the City on the periphery of more intense 
commercial zones. The CL zone is used to appropriately buffer residential areas 
by allowing or conditionally allowing commercial uses that are of lesser intensity 
than those allowed in the City’s other business districts. As shown above in 
Figure 3 (from a general left to right perspective), the red areas are the C2 
(General Business District) zone, the orange areas are the CL Zone, and the 
brown and green areas are the City’s multiple-family residential districts. As 
Figure 3 illustrates, the CL zone is specifically located to buffer the select 
residential areas (shown in brown and green) from the C2 Zone uses. 
Development on CL properties should be oriented to prevent commercial related 
conflicts such as extended hours of operation, noise, and traffic. A more 
appropriate location for a high traffic retail storefront use in the CL zone would be 
one that is surrounded by commercial development, is located on or in close 
proximity to a commercial corridor and is not situated in close proximity to 
numerous residential uses. A cannabis establishment in the proposed location 
does not function as an appropriate buffer between commercial uses along East 
17th Street and residences along Cabrillo Street.  

Additionally, because of the unique nature of the CL zone, the City’s land use 
matrix restricts numerous commercial uses in this zoning district. Uses such as 
convenience stores, liquor stores, specialty stores, smoking/vaping lounges, and 
other similarly intensive commercial uses are prohibited in the CL zone. Most 
uses allowed in the CL zone are required to obtain a CUP or a Minor CUP. Some 
examples of uses that are allowed in the CL without discretionary approvals 
include:  

 Artist studio (without gallery/training/events); 
 Banks (without ATM) with a minimum of six parking spaces and a ratio of 

five spaces per 1,000 square feet;  
 Barber/hair salon with a minimum of six parking spaces a ratio of six 

spaces per 1,000 square feet;  
 Commercial art/graphic design; 
 Offices; and 
 Portrait studio/commercial photography. 

These permitted uses generally have limited hours of operation, result in minimal traffic 
and limited customer demand.  

Although staff believes that the proposed retail cannabis use could be conditioned to 
operate similar to the allowed uses in the CL zone; as proposed and specifically located 
at 167 Cabrillo Street (which is situated in close proximity to many residential uses), 
staff believes the business is not compatible with the resident-serving intention of the 
CL zone, is likely to serve a greater-than-local customer demand and therefore the 
proposed use and intensity is not in accordance with the General Plan. Additionally, the 
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proposed use is inconsistent with General Plan policies C-1.11 and N-2.9, as discussed 
above in the General Plan Conformance analysis.  

ENVIRONMENTAL DETERMINATION 

If denied, the project is exempt from the provisions of California Environmental Quality 
Act (CEQA) pursuant to the CEQA Guidelines Section 15270. If approved, and the 
Planning Commission determines that the proposed use would result in a negligible or 
no expansion of the existing or prior use, the project could be found to be categorically 
exempt from CEQA pursuant to CEQA Guidelines Section 15301 for the permitting 
and/or minor alteration of Existing Facilities.   

ALTERNATIVES

The Planning Commission has the following alternatives: 

1. Approve the project. The Planning Commission may approve the project as 
proposed. Staff would prepare a revised Resolution incorporating new findings and 
conditions of approval as articulated by the Commission.  

2. Approve the project with modifications.  The Planning Commission may suggest 
specific changes that are necessary to alleviate potential project impacts. Staff 
would prepare a revised Resolution incorporating new findings and conditions of 
approval. If any of the additional requested changes are substantial, the hearing 
should be continued to a future meeting to allow a redesign or additional analysis.  

3. Deny the project.  The Planning Commission may deny the project as proposed, per 
the facts in support of denial outlined in the attached resolution.  If the project is 
denied, the applicant could not submit substantially the same type of application for 
six months. 

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. 
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A public notice for the proposed project was originally published before the Planning 
Commission meeting on December 12, 2022. The applicant requested to have the 
application continued to a later meeting date. Following the public notice for the 
December 2022 meeting, the City received dozens of letters in opposition to the proposed 
use and over one dozen letters in support of the proposed use. The public notice for the 
proposed project was again published before the Planning Commission meeting on 
January 23, 2023. As of the date this report was circulated, two written public comments 
have been received. Other public comments received prior to the January 23, 2023 
Planning Commission meeting will be provided separately.  

CONCLUSION
The Commercial Limited Zone and Neighborhood Commercial General Plan land use 
designation are intended to promote commercial uses that are substantially compatible 
with residential uses. As such, the CMMC directs land use approvals to take special 
precautions to assure development is appropriate for this unique area. The General 
Plan provides guidance that uses in this transitional space should be carefully located, 
designed, and operated to avoid affecting nearby properties and residents. The 
proposed cannabis retail storefront location is located adjacent to and across the street 
from numerous residential uses. As proposed, the use would not function as an 
appropriate residential buffer.  

Many existing businesses in the neighborhood have very limited hours and encourage 
or require appointments to avoid negatively affecting residential neighbors. However, 
the proposed retail use would be open for 11 hours per day from 9 AM to 8 PM. Unlike 
many existing service-oriented businesses in this part of the neighborhood, the 
proposed retail storefront would not control the flow of customers through 
appointments. As proposed, the use would not be substantially compatible with 
commercial and residential uses in the neighborhood and is not consistent with certain 
General Plan policies.  

As proposed and based on the above analysis and conclusions, staff does not believe 
that all of the Conditional Use Permit findings can be satisfied and therefore 
recommends denial of Planning Application 21-36. However, if the applicant were to 
modify the application in such ways as limiting the hours of operation to be 
neighborhood-compatible, operate by delivery only, or operate by delivery only in the 
evening, the Planning Commission may have justification to re-consider whether the 
project meets the required CUP findings, and is consistent with the intent and purpose 
of the CL Zoning District and the City’s General Plan.  
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ATTACHMENT 1 

RESOLUTION NO. PC-2023-  

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF COSTA MESA, CALIFORNIA DENYING PLANNING 
APPLICATION 21-36 FOR A STOREFRONT RETAIL 
CANNABIS BUSINESS (NATIVE GARDEN) IN THE CL ZONE 
AT 167 CABRILLO STREET 

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA, CALIFORNIA 

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, the City Council adopted Ordinance Nos. 21-08 and 

No. 21-09 to amend Titles 9 and 13 of the Costa Mesa Municipal Code (CMMC) to establish 

regulations for cannabis storefront and non-storefront uses; 

WHEREAS, Planning Application 21-36 was filed by Christopher Glew, authorized 

agent for the property owner, Palanjian Family Trust, requesting approval of the following:  

A Conditional Use Permit to operate a storefront retail cannabis business within an 

existing 1,050-square-foot commercial building located at 167 Cabrillo Street. The 

business would sell pre-packaged cannabis and pre-packaged cannabis products 

directly to customers onsite subject to conditions of approval and other City and 

State requirements;  

WHEREAS, a duly noticed public hearing was held by the Planning Commission on 

January 23, 2023 with all persons having the opportunity to speak for and against the 

proposal; 

WHEREAS, the project has been reviewed for compliance with the California 

Environmental Quality Act (CEQA), the CEQA Guidelines, and the City’s environmental 

procedures, and CEQA does not apply to this project because it has been rejected and 

will not be carried out, pursuant to Public Resources Code section 21080(b)(5) and CEQA 

Guidelines Section 15270(a).  
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NOW, THEREFORE, based on the evidence in the record the Planning 

Commission hereby DENIES Planning Application 21-36 with respect to the property 

described above as set forth in Exhibit A. 

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. 

PASSED AND ADOPTED this 23rd day of January, 2023.

Chair 
Costa Mesa Planning Commission 

STATE OF CALIFORNIA ) 
COUNTY OF ORANGE )ss 
CITY OF COSTA MESA ) 
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I, Scott Drapkin, Secretary to the Planning Commission of the City of Costa Mesa, 
do hereby certify that the foregoing Resolution No. PC-2023-    was passed and adopted 
at a regular meeting of the City of Costa Mesa Planning Commission held on January 23rd, 
2023 by the following votes: 

AYES:  COMMISSIONERS 

NOES: COMMISSIONERS 

ABSENT: COMMISSIONERS 

ABSTAIN: COMMISSIONERS 

Scott Drapkin, Secretary 
Costa Mesa Planning Commission 

Resolution No. PC-2023-
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EXHIBIT A 
FINDINGS 

A. Pursuant to CMMC Section 13-29(g), when granting an application for a conditional 
use permit, the Planning Commission shall find that the evidence presented in the 
administrative record substantially meets certain required findings. The Applicant 
failed to meet its’ burden to demonstrate that the proposed project would comply with 
all of the requirements of Section 13-29(g)(2) and therefore the Planning 
Commission was unable to make the required findings to approve the proposed use 
for each and every reason set forth herein below:  

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 for Denial: The subject site is located within 
the CL zone (Commercial Limited District). As defined in the CMMC, the CL 
zone is an area in which special precautions shall be taken due to the proximity 
of residential development or the potential for traffic circulation hazards. A 
cannabis storefront is a use that is conditionally permitted in the CL zone subject 
to conformance with required findings. This discretionary decision-making 
process allows/requires the Planning Commission to carefully review the 
proposed cannabis storefront operation and location.  

As intended by the CMMC, this area of the CL zone generally functions as a 
buffer between residential uses on Cabrillo Street and commercial activity on 
East 17th Street. The closest commercial corridor to the subject property is the 
north side of East 17th Street. The existing development pattern on the north 
side is for businesses to be oriented toward the street, with parking in the rear 
to buffer less intense uses from activities along East 17th Street. To-date, all 
of the approved cannabis storefront CUPs in Costa Mesa, with or without 
delivery, are appropriately located along or adjacent to arterial roadways in 
the C1 (Local Business District) or C2 (General Business District). The 
proposed cannabis storefront at 167 Cabrillo Street is the first cannabis retail 
establishment to be located at the intersection of two local streets and the first 
to be located in the CL zone.  

Additionally, the subject site is located adjacent to a residential use and across 
from residential developments on Cabrillo Street. Adjacent nonresidential 
uses predominantly include services, not retailers.  Other businesses 
operating in this immediate area of the CL zone are low-to-moderate traffic 
uses and/or have business practices that limit their impact on residents, such 
as limited hours of operation, encouraging or requiring appointments, and 
conducting activities at clients’ properties (offsite). Unlike those operations, 
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the proposed cannabis storefront would operate 11 hours per day, between 9 
AM and 8 PM and without a mechanism to regulate customer traffic. As with 
other commercial uses adjacent to residential development, noise would be a 
potential concern, especially given the proposed intensification of the use and 
increased hours open to the public.  

The applicant has failed to demonstrate that the proposed cannabis storefront 
would not be substantially compatible with other developments in the 
neighborhood and the proposed use has the potential to be materially 
detrimental to other properties in the area. Conditions of approval may be able 
to reduce potential impacts, but without a significant change in the proposed 
operation, the use would not be substantially compatible with the 
neighborhood. 

Finding: “Granting the conditional use permit or 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 for Denial: 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 would be onsite at 
all times 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 interior limited access spaces. In addition, the business 
employees, and part-time staff, must pass a live scan background check and 
obtain an identification badge from the City. When operating in accordance 
with the professionally prepared security plan and in conformance with local and 
State laws, the proposed use would not be materially detrimental to public health 
and safety; however, the applicant has failed to demonstrate that the more 
intensive change in commercial use proposed would not be detrimental to the 
general welfare of the public and/or injurious to property or improvements to the 
immediate residential uses. 

Finding: “Granting the conditional use permit or 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 for denial: The proposed retail use would be 
located in an existing commercial building on a property that has a General 

-5- 86



Plan land use classification of Neighborhood Commercial. This classification 
is defined as follows: “The Neighborhood Commercial designation is intended 
to serve convenience shopping and service needs of local residents. 
Appropriate uses include markets, drug stores, retail shops, financial 
institutions, service establishments, and support office uses. Restaurants, 
hotels, and motels may be appropriate if properly located, designed, and 
operated to avoid adverse impacts to surrounding uses. Since Neighborhood 
Commercial uses are intended to serve nearby residential neighborhoods, the 
uses permitted should be among the least intense of the commercial uses.” 
The use is consistent with General Plan policies that pertain to providing a 
mixture of commercial goods, services, and employment opportunities, 
expanding the City’s tax base, and promoting the incubation of specialized 
businesses. However, the proposed use is inconsistent with General Plan 
policies C-1.11 and N-2.9 as described in the staff report. Further, the proposed 
cannabis retail storefront is not the “least intense of commercial uses”, would 
intensify the use of the site and activity in the neighborhood, and is not 
compatible with the resident serving intention of the CL Zoning District. 
Therefore the applicant has failed to demonstrate that proposed use and 
intensity is in accordance with the General Plan. 

B. CEQA does not apply to denied projects per CEQA Guidelines Section 15270(a) 
and Public Resources Code Section 2180(b)(5). 

C. The disapproved project is not subject to a City of Costa Mesa traffic impact fee.  
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Conditional Use Permit Applicant Letter – NATIVE GARDEN – 167 Cabrillo St  

 © 2022 Page 1 of 2  

  
167 Cabrillo St 

APPLICANT: Cabrillo Community Project LLC 

Operator (dba): NATIVE GARDEN 

Request: The request is for a Conditional Use Permit to allow a Cannabis Retail Storefront (Type 10) and a Cannabis 

Business Permit.  

EXECUTIVE SUMMARY 
 

NATIVE GARDEN has selected a neighborhood site to provide a neighborhood friendly cannabis retail 

offering, designed to appeal to the Eastside Neighborhood.   
 

The Retail Facility will be on the small size @ 1,050 sf and efficiently be utilized to provide the proper scaled 

down operation servicing a neighborhood.  We expect frequent repeat of customers, lower transaction counts 

and higher average volume per transaction on most costumer visits. We expect and will incentivize customers 

and employees to walk or bike.  

 

Solid support. Our project has over 40 properties with support letters.  
 

The Property Owner owns many Costa Mesa properties and is in process of a substantial improvement in half of 

their portfolio.  

Summary of Modifications to support proximity to Residential: 

• Reduced Hours: 9 am to 8pm 

• Changed Ingress / Egress of vehicle orientation away from Residential 

• Now enter off Cabrillo, exit to Fullerton 

• Modified Front Entrance, away from Residential, towards Fullerton 

• Added Landscape Screening Buffer on Cabrillo to screen Front Entrance 

• Expanded Bike Racks & Added 1
st

 Know E Bike Charging Station at Cannabis Retail 

• Observed neighborhood parking patterns on different days, different hours 

• Secured Offsite Parking on adjacent 170 Wells Place 

• Held Community Outreach Event 

• No opposition 

• Knocked on all doors within 500’, some twice 

• Enhance Security Guard Role: 

• Lead introduction of Neighborhood Watch Program.  Meetings and Communications 

• Expand sphere of patrol from 50 feet to a greater patrol area to support 

Neighborhood Watch 

• Surveyed all the Eastside Bars and Liquor Stores in Proximity to Residential, open till 2 am  

      ATTACHMENT 3
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Conditional Use Permit Applicant Letter – NATIVE GARDEN – 167 Cabrillo St  

 © 2022 Page 2 of 2  

Neighborhood Store Operational Characteristics :  

• The goal is to reduce potential impacts and become a part of the Neighborhood 

• Reduced Hours 

• Expanded Security perimeter patrol and Neighborhood Watch 

• Limited Product Offering, higher price points, lower transaction counts 

• Carry products oriented towards health & fitness 

• Partner with local offsite health & wellness partners 

• Think Pilates or Yoga class, with a cannabis expert talking about pain or sleep 

solutions 

• Cooking classes, neighborhood walks and bike rides 

• Planned retreats for customers 

• Focus on deeper customer education & Consultation (Pain & Sleep solutions) 

• Focus on Seniors 

• Non-Cannabis offerings around Health & Wellness 

• Examples:  

• Utilize Customer Exit Bags and signage to communicate with Customers 

• Good Neighbor Policy in General, address any topics that come up 

• Regular Mailers to neighbors offering the “Neighbor Discount”  

Enhanced Security Guard Role & Responsibilities: 

• Standard Condition of Approval, requires monitoring and influencing outcomes within 50 feet 

• Propose expanding sphere of patrol of Public Areas adjacent to Store to establish and support 

Neighborhood Watch  

Significant Improvement to the Property:  

• The Project is investing in revitalizing this mid century, differed maintenance property 

Community Benefits: 

• Native Garden is committed to giving back and becoming part of the community 

• We will support TRIUNFO Jui-Jitsu & MMA with sponsorship and scholarships  

• We believe in a bikeable & walkable community so we are seeking to partner with groups like Costa 

Mesa Alliance 4 Better Streets (CMABS) 

Bike Racks and E Bike Charging Station: 

• Native Garden is committed to being part of a walkable bikeable City 

• Accommodate more Bikes with expanded Bike Racks 

• Introducing the first new E Bike Charging Station at a Cannabis Store 

• Great for Beachgoers, our Target Market 

Eastside Monthly Events:  

• Organized and Sponsored Walk & Bike Events 

Methods to Communicate with Customers to achieve desired outcomes: 

• Customer Exit Bags.  Place general and targeted messages, EX: Please respect Neighbors by 

controlling noise when you exit 

• Interior & Exterior Signage 

Off Site Parking: 

• Secured additional employee parking (3 spaces) at adjacent property 

Security Plan: Implement our approved 126 page thorough Security Plan 

Odor Control: Introduce Charcoal Filters to achieve the standard of no detectable odor outside the premises.  
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ZONING MAP

Costa Mesa

Zoning

AP - Administrative Professional

IR-MLT - Institutional Recreational Multi-Use

R1 - Single-Family Residential

R2-MD - Multiple-Family Residential, Medium Density

R2-HD - Multiple-Family Residential, High Density

R3 - Multiple Family Residential

MG - General Industrial

MP - Industrial Park

PDI - Planned Development Industrial

C1 - Local Business

C2 - General Business

C1-S - Shopping Center

TC - Town Center

PDR-NCM - Planned Development Residential - North Costa 
Mesa

I&R - Institutional Recreactional

I&R-S - Institutional Recreational - School

P - Parking

CL - Commercial Limited

PDC - Planned Development Commercial

PDR-LD - Planned Development Residential - Low Density

PDR-MD - Planned Development Residential - Medium 
Density

PDR-HD - Planned Development Residential - High Density
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Site Photos 
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View of the site from Cabrillo Street 

 

 

View of the site from Fullerton Avenue 
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From: PARTIDA, ANNA
To: HALLIGAN, MICHELLE
Subject: FW: 167 Cabrillo St - PA-21-36
Date: Monday, December 12, 2022 11:04:12 AM

 
 

From: Wendy Moore <wwmoore13@earthlink.net> 
Sent: Monday, December 12, 2022 11:01 AM
To: PC Public Comments <PCPublicComments@costamesaca.gov>
Subject: 167 Cabrillo St - PA-21-36
 
Hello Planning Commission – Please give some serious thought to allowing this application for a
retail cannabis storefront at 167 Cabrillo.  The surrounding streets are already so heavily impacted

by people avoiding 17th Street, as well as Rochester being heavily trafficked by people coming and
going from the Moxie Gym.  Soon there will be even more traffic once the renovation to Grant’s for
Guns is complete.  There are frequent car wrecks at the intersection of Rochester and Newport,
most recently last evening.  The 100 block of Rochester is also home to at least one “sober living
family” community, with at least one resident who definitely is not “living sober”, based on the
number of police interactions involving this individual. 
 
Apparently there are a large number of retail cannabis storefronts already in the pipeline along
Newport, Harbor and other areas.  This once lovely Eastside neighborhood weathered the storm of
rehabs for over a decade.  Can’t swear to this, but have read there is a daycare next door to this
address? 
 
Please don’t allow commercial enterprises of this nature to further impact this residential
neighborhood.  Thank you.     
CAUTION: This email originated from outside of the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe. Report any
suspicious activities to the Information Technology Department.
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HALLIGAN, MICHELLE

From: PARTIDA, ANNA
Sent: Friday, December 2, 2022 10:02 AM
To: HALLIGAN, MICHELLE
Cc: DRAPKIN, SCOTT; LE, JENNIFER
Subject: FW: PA-21-36 - 167 Cabrillo St

Public comment received for 12.12 meeting.  
 

From: Trifon Metodiev <trifon@vulkanarchitects.com>  
Sent: Friday, December 2, 2022 9:57 AM 
To: PC Public Comments <PCPublicComments@costamesaca.gov> 
Subject: PA‐21‐36 ‐ 167 Cabrillo St 
 
Hello CM Staff, 
 
I am writing to you to communicate my concerns and opposition in allowing a cannabis storefront facing and directly 
across from multiple single family residential properties. I understand there are already multiple cannabis stores 
approved along the 17th St commercial corridor, I have no opposition to that, my concerns are allowing cannabis retail 
stores directly adjacent to or facing an existing residence. There is zero buffer between the subject property and the 
neighbors across and adjacent to it. I think allowing this specific property to be converted to a cannabis retail store 
would negatively impact the homeowners. There are many other sites along 17th St that would be better suited for this 
type of business. I urge you to deny this application and keep our children and homes safe. I am probably one of many 
writing to you for this specific purpose, please listen to the public. These are valid concerns that will affect all of us for 
many years to come.  
 
Kindly, 
 
Trifon Metodiev   AIA, NCARB 
Principal 
949.612.7257 office 
949.293.2176 mobile 
trifon@vulkanarchitects.com 
 

VULKAN ARCHITECTS 
 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. Report any suspicious activities to the 
Information Technology Department. 
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From: PARTIDA, ANNA
To: HALLIGAN, MICHELLE
Subject: FW: Camp Lila
Date: Monday, December 12, 2022 10:54:34 AM

-----Original Message-----
From: Belinda Kiesecker <belkies@icloud.com>
Sent: Thursday, December 8, 2022 12:31 PM
To: PC Public Comments <PCPublicComments@costamesaca.gov>
Subject: Camp Lila

Please keep cannibis stores away from Camp Lila. We need Camp Lila and it is already established. A new business
and one that sells cannibis should not be allowed next to Camp Lila. There plenty of other locations new business
can set up shop.
Thank you,
Belinda Kiesecker

Sent from my iPhone
CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe. Report any suspicious activities to the Information
Technology Department.
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From: PARTIDA, ANNA
To: HALLIGAN, MICHELLE
Subject: FW: Marijuana Dispensary on Cabrillo Street
Date: Monday, December 12, 2022 8:13:29 AM

 
 

From: Valerie Johnson <valgal8154@yahoo.com> 
Sent: Monday, December 12, 2022 5:37 AM
To: PC Public Comments <PCPublicComments@costamesaca.gov>
Subject: Marijuana Dispensary on Cabrillo Street
 
TO WHOM IT MAY CONCERN:
 
Please do not allow a marijuana dispensary on the 100 block of Cabrillo Street in the
residential neighborhood! I have lived in the 200 block of Cabrillo Street since 1988 and I am
totally opposed for so many reasons.
There are already many sober living homes in the vicinity and even a preschool right there as
well as other businesses, so the parking is already out of control on our street. 
By the way, isn't it a conflict of interests putting a marijuana dispensary so close to sober
living homes where people are supposedly trying to get sober? Marijuana is a hallucinatory
drug and where many start their downward spiral leading to hard drug addiction, a recipe for
disaster. I have seen this in many I have known personally.
 Getting back to the traffic issues. Are you aware that people like to race down our street to
avoid lights on E. 17th and it is way too congested? We already are impacted by people trying
to park who are working at or patronizing businesses one block up on E. 17th.  
Personally speaking, I got hit unloading my car right in front of my home by a buzzed driver
resulting in concussion and injuries. It negatively impacted my life henceforth in so many
ways. 
Please keep this neighborhood residential. We have lots if small children and elderly folks as
well trying to live a peaceful, safe life. We don't need more buzzed drivers and traffic on our
street!!
There are plenty of dispensaries in commercial areas here and in neighboring cities.  Why
bring one into a residential area bringing down property values, exacerbating traffic and
parking problems as well as putting citizens at risk?! 
Thank you,
Valerie Johnson
Resident of Cabrillo Street

Sent from Yahoo Mail on Android
CAUTION: This email originated from outside of the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe. Report any
suspicious activities to the Information Technology Department.
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1

HALLIGAN, MICHELLE

From: PARTIDA, ANNA
Sent: Thursday, January 19, 2023 11:17 AM
To: HALLIGAN, MICHELLE
Subject: FW: Comment re CUP for 167 Cabrillo Street, Costa Mesa, 92627

 
 

From: Allison Wyatt <allisonwyatt323@gmail.com>  
Sent: Thursday, January 19, 2023 11:00 AM 
To: PC Public Comments <PCPublicComments@costamesaca.gov> 
Subject: Comment re CUP for 167 Cabrillo Street, Costa Mesa, 92627 

 

This letter is regarding the CUP for 167 Cabrillo Street, Costa 
Mesa, 92627.  

Recent years have seen substantial shifts in cultural attitudes 
towards cannabis for medical and recreational use, however, I do 
not feel the retail sale of cannabis at this location is appropriate. 

Although 167 Cabrillo Street is zoned for commercial use, this 
location is not suitable due to the extremely close proximity to 
residential housing. For example, children living directly across the 
street from this location will be surrounded by 24/7 armed guards 
due to the heightened risk of crime.  

I am also really concerned about how access increases 
normalization to our youth. Cannabis use among adolescents has 
been increasing. Data that has tracked risk perception and use of 
cannabis among adolescents over decades clearly shows an inverse 
relationship; as adolescent risk perception wanes, cannabis use 
increases. As more states legalize medical and recreational 
cannabis, risk perception is expected to decrease, causing the 
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prevalence of use among adolescents to continue to rise. This is 
among one of the concerning issues about the drug’s legalization 
because any negative effects of cannabis are heightened when used 
during adolescence. 

  

Furthermore, the retail sale of cannabis has been approved at 170 E 
17thStreet, Costa Mesa, 92627, which is a mere few hundred feet 
away from 167 Cabrillo Street. At least 170 E 17th Street is 
surrounded by commercial businesses, which seems like a more 
appropriate location for the retail sale of cannabis. Costa Mesa 
offers a plethora of commercial zones that are not abutting 
residential zones. Approving the CUP for 167 Cabrillo Street 
would provide no further value to the surrounding area and would 
set a negative precedent regarding the retail sale of cannabis 
directly adjacent to residential housing. 

Thank you,  

Resident of Costa Mesa 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. Report any suspicious activities to the 
Information Technology Department. 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: D~", o Yo \.A. n~ / ~·), C,;; b r,1 l ( o C, ~ (Name & Address) 
Re: CUP Application for "Retail Cannabis Storefront at <\ .:t.~ Z 7 

167 Cabrillo Street 
Date: ----

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. ( Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: J 4!..,...,t,,. 4, a,..~_,.. ~ OL/J;.~~4.,.,-;r, 
t?. ; " _-1,,. . . . . ~- c:J j tu· ~'1/4,(8..-U~4.,.,J ~-,, A,tt,,,J,.,.r!fA,,,,<"&- YA. /#g~ ~4'./£ ,~~ 

Signature F 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: ~\-ev-- 9,,,,-c.,""-' .,.,__ .:14 (;, o t,k,,,&,,J,,- r_iY (Name & Address) 
Re: clJP pp_lication for Retail Cannabis Stordf~nt at ~- L 

7 

_ GJ.if_ 
167 Cabnllo Street ~a__ n-{.aA-a, i~o 

Date: /:z__((v/ -1 _ _-.,_ · 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
)(Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE' s location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: ___,\P~ctt--'· c=·! __ c.._· _l)_V\I\_D'f--
1 

-"'C!,...__Vl'-J)--+--------
,.,,... . ..--:'? 

_.,. .. ~ .. 
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STATEMENT OF OPPOSITION 
To: Cos sa Pia · · · 
From: - (Name & Address) 
Re: CU 1 1 ore ro '>7/J MB:I',1 

167 C ·no Street 9'<6-<r 
Date: 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1 /2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: £vu- - l S:c,l - ~ 
().J llNl,C,. ti~ -----f-M,!J>4'----Y{~_..L----.:'b=--t,.4,,<~~b"""'c......,c:_e=,,.,.._=--u-,=~~---""".:-=---1r-.,_._~;.,<--=--=:...,,J-~C/----

('¾, . 

' 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 

From: ~Of\-\t,k:: lli2}21 tvu,J I S2- C~L2n'.//o Sh 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: l) / ~/ J J-

1 

(Name & Address) 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
4-Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
~ Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

J. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: ~U.,I µt\Ol ~l,'iy &,o UH'~ 11z.&,i,7 
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To: Costa Mesa Planning Commission ;) I\ 

From: (Name and Address) 1/fl(.tft} f<.-Cll1LS:S 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cab . o Street 
Date: /() ~, d ~ 

$tg44 -&..:b e/1-R_... 1 

I am a Xcosta Mesa Residentiai Property Owner 
Costa Mesa Commercial Property Owner 

_Costa Mesa Residential Tenant 
_Costa Mesa Commercial Tenant 
_Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FORA RETAIL CANNABIS 
STOREFRONT AT 167 CAB~LO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

• The CANNABIS STORE would be right across the street from MANY RESIDENCES and 
within the vicinity of MANY RESIDENCES, making the use not substantially compatible 
with developments in the area. 

• The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

• Other sites/proposed sites for retail cannabis storefronts are located in commercial 
thoroughfares where heavy traffic and lighting discourage crime. This CANNABIS STORE's 
location right next to residences would likely be associated with an increased risk of crime 
which is materially detrimental to health, safety and welfare of the public. 

• As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, 

and 7 applicants for storefronts on 17th St/ OrangeAve. (Over 60 applicants altogether for 
Costa Mesa as of 1/2022 with likely many more by now). Per the City's General Plan, the 

11th Street Commercial Corridor serves "local residences and businesses." 7 cannabis 

storefronts on 17th St/Orange (if all approved) would be within a 2 min. drive/5 min. walk 
from Cabrillo St. "Local residences and businesses" do Ni th 

be served in anyway by an 8th C OT need an 8 storefront & wj}j not 
comport with the Genera] Pi. :4NNABJS STORE. Thus. fl.a C"'A ATAr 

an. 'lJJ,., e/11v1{ABJS sn 
• OtherReasonforM O . . -- 6'/(£:zys 'f-4,:::pL DREdoesnot 

------- y ppos1t1on: '- n~c~ hJ)~o ,_ , C\ ---=-=- ~ttQg \/1A-pl\f r- /) &) f'~ ,. ~ .. , 
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STATEMENT OF OPPOSITION 

To: Costa Mesa Planning Commission \ 
From: ~ K( «9' J'y <AW Cl . 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: \1-\ 'o {21 

(Name & Address) 

I am a Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
-Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

X Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: ------------------
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: \ i "ll"-f l?tJ....v fl-. F~'"' ~lk-v 

Re: CUP Application for Retail Cannabis Storefront at 
167 Cabrillo Street 

Date: l/L/r 

(Name & Address) 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

J Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: _________________ _ 

Signature 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission dt,!J -F'~E;f! ~ ;;i..1, ~7 
From: h24BI 72A 72GL- VA-Uc~/{£, L!,,05,-nr · (Name·& Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Ca rillo Street 
Date: 2 ? .2&-2...2. 

I am a Peosta Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
-Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, aJ 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an gth 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: 
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STATEMENT OF OPPOSITION 

To: Costa Mesa Planning Commission 
From: ~~~<l4-~~..Lt.;~~-d.-.lf::::~~2-~____l~L...l..,...__.,___-,---__ (Name & Address) 
Re: -~Retail Cannabis Storefront at C.,, , vU_,, ' 

167 Cabrillo Street 
Date: l () / J., 6./J.. ~ 

I am a ':;x:_ Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

Z:concemed Citizen -

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an gti· 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: ------------------
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STATEMENT OF OPPOSITION 
To: Costi Mesa Planning Commission . . m ,,:11 , } .--::- ( v5Mf1,/C; ,;,rr 

From: ve.'5,51(/4. :.L1t.,,flrl£77t: ;--Joe., I1rH'yf. CA4//.:,37 (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at ·"' 

167 Cabrillo Street 
Date: /O/grf-/7:r 

I I 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Josta Mesa Residential Tenant Costa Mesa Commercial Tenant 
_i_ Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE: would be right across the street from MANY RESIDENCES and within 
the vicinity o(MANY RESIDENCES, making the use :p'ot substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retaiLcannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an stt 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

n for My Opposition: ________________ _ 
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STATEMENT OF OPPOSITION 
To: Cost~ Mesa Planning Commission 
From: (Yl,chele_ YZos-e,. 1'10 e-.11t!l s+. u~n Yvl~h 
Re: CUP Application fo~ Retail Cannabis Storefront at 

(N rune & Address) 

167 Cabrillo Street 
Date: i Of 2.S" / td}OL 

'•t, 

I am a Costa Mesa Residential Property Owner Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant )[ Costa Mesa Commercial Tenant 
Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STO~ would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 

~ 

developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE wouid be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retaiLcannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 81 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: 

)M,J2AJ; KL4{_ -----
1gnature 
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STATEMENT OF OPPOSITION 

To: Co;!a ~esa ~lannin~ Commissio~ ~ 
From: /;r<~ D1A'L- /1/l) {Ah,,lio V/o 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: //; /1?-/~""7-

(Name & Address) 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
~Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The ,CANNABIS STORE would be right across the street fr01n MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17m St/ Orange Ave. ( Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: __ _ 

:-~~ 
Signature 
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i~~ ---- STATEMENT OF OPPOSITION 
To: Cos a Mesa Planning Commission 
Fr01n: ___ . . ,_ '\eL ll\D Cctl-1ci),o S~t· Spc'r{ ft J,8: (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at C ostc"" fhQ Sc\. CA- 1 

167 Cabrillo Street q ~ Iv J-1 
Date: /o - ?!}-/JP. 

I am a ~osta Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
_L Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE' s location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: \c 0 4 Hc.,_(J\;W) -'ff 7-\ l/'-{o Lc,,~C:,,.i,,l~rf, (Name&Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: lC'.2 - ~?, 

I am a _j_ Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves ''local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition:_ If q t,~_\l i \, 4 ~\_ _, L o\\(<f'\w"' 
7 ---.j 

'~ 
.·/ 

/ / 

I i {,'/ -,. -----

Signature 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: .J <l\l\.i (.,U/..--- i-:M/u_, lli0 ~~) v(o s~ &6~/V~{e_J<j:.,{,(Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 'tJ-.G.L-,) 

167 Cabrillo Street 
Date: }2·C.O---~oi)-L 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

l,./'"'Concemed Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th SV Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 1 ~ 
SVOrange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. OtherRe3r5on for My Opposition: I \\v-e-Jur'-f'J-ly ~CftJ~'S' Yh? -S~ 
CA. ~ V\r;,:s...f~ ~ cJvv~l l olrl(_,in, , · 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commissio11 Ji 
From: VA u {<_ ; A ,}) A, e IZ I"" I) N / 2i u (/4./4 1r~t/1, If (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: / O lx J /rx;dd. 

I 7 

I am a ::i_ Costa Mesa Residential Property Owrier _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
Concerned 'Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
:-STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: -·---·-

l. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

Signature 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: Hr V • va.da. r U1 SI cl y\ 

Re: CUP~ plication for Retail Cannabis Storefront at 
167 Cabrillo Street 

Date: 10- 2 2 - 22--

(Name & Address) 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant ~osta Mesa Commercial Tenant 
Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: _________________ _ 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission · 
From: [:)d;iti;Ci;/~ 33?&~ f-JM5/- f'd IU,tJ5?C 0&,27(Name & Address) 
Re: CUP Application Jor Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: O~;:J-

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant - . 

zL"Concemed Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for ~y Opposition: / tl 111 11c/PIY1!5',aC iz Cun46i5 :!::/,,Li,,:, /4,.0etr-r I c:J:i!'l 
;/. r7, I 5 I ;11~rCI'. -a 'Z> ,-/} / 11 c:r:- /'c'GI~~;/]~ N c::rA btf/'~hNci /I ok 

It 
1
;; t::e-t. · -.r'Yl/ e~,y't.l ()7'u2 J/l. cJ v_;; f .:5/Ja r-e. 1./ Co,1/)/1 /Mc//.Y~ -H-ce ci~ 

/7 • 6. vi r::J -h CL Cb/71 #'1€/C !' ~ d :5 ,(-)&7~a "( 
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STATEMENT OP OPPOSITION 
To: Costa Mesa Planning Commission · r _. . <f \-(0 uLA.Q..Pl\.)~ 
From: rn~tJ W\~toP\~V Z'?.. G LRi/~\.\~o :>t. (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: lo { 2. 3 / 2-, -z_. 

r 

I am a K Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant X Costa Mesa Commercial Tenant 

Concerned Citizen L l 5 s- \2-oc_~ s k s ·f _ 
I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

Drhe CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

1
,::) The CANNABIS STORE would cause noise, traffic, and parking problems in the 

neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

(t)other sites/proposed sites for retail cann~bis storefront_s are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an i!lcreased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

@As of January 2022, there were24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOTneed an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for ~y Opposition: --f't#':4 ofe, fA~V,1; (~~~0& ~ COfu: ~V~ ~'1 
t ,o,.;:;_ ti cc . . -•: lJ; detq;\A~ C'c~ ~'-dt d k: l , (l 
. "-'I', J . . II\ ,t. \-0-, c.,e,,_,f e,( · -l, ~ CN{l2., ? u,( ~)< do O _ W Ct, cl_ 

_ l_~7 0~ 0--\A_. ()tU}LJ~1-\ U;\ P.µi ot ~-
°I"-"\ ✓ 'l, l ~ ~ tr \,U,~ ~°'vV'--' ~ Cl,'.\ -t\,¼ e,, ~ ~V\ ~\ fv v1~, -44- 142



STATEMENT OF OPPOSITION 
To: Cos? Mesa Plal)11ing Commission 
From: J { f-t· ~\ 1 llL ;;) ~() (! Cle--~ v- ~ f { C, j t: (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: iO l i3/ "~ 

I am a _)( Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: ~~~ ~ i i J ~ <!.a ~~c \ l.c -rI (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: to { 2 {) f 7..&z,,7-

/ 
I am a _i_ Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 

Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabi_s storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition:---·-----· ·----
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission · · · · 
From: R 1 ~'\¢-J_D ·. C..~:-t te- - 221 _C,Q_bu-[ ({" sr 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: ~ io'Z--z._ 

(Name & Address) 

I am a ___ Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
'K_Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
-FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 niin. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5, Other Reason for My Opposition: 

Signature 
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STATEMENT O:F OPPOSITION 
To: Co~? Mes~ Planning Commission 
From: ~1Yle;r, e Jo \:1 n s CJ V\ _ ,r '2-2-,,Go GvL& 51-- (Name & Address) 
Re: CUP Application for Retail Canhabis Storefront at 

167 Cabrillo Street 
Date: le _ QJ -~ ~7-

I am a ;f osta Mesa Residential Property Owner_Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

l. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an tmdesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3 _ Other sites/proposed sites forretail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE' s location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of Janumy 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. 0 osition: V\le alr . l O ' 
--'--1"1-'---'!-=-~-C--'--'-----'-'CC.-l--~..._.__.___,,£ r ( e ")~---'d/h-a=-.-_,_-r:-=-~-=---=--~__.-.1~. .-s:-1-4 e---d--$-_ ~_:-== 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission· · 

From: ~vth WAj ~ ~ 
Re: CUP Applkation for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: /P bs/;3d-~, 

(Name & Address) 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
_Costa Mesa Residential Tenant VCosta Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

l, The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an m1desirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 171

h 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CA1'11NABIS STORE does not comport with the General Plan. 

5. Other Reason for JVly Opposition: _________________ _ 

-49- 147



STATEMENT OF OPPOSITION 
To: Costa la Planning Commis~ion . 
From: l~-1-C~«5 ~~1 
Re: CUP Application for Retail Cannabis Storefront at 

167 C?bril/; Street 
Date: Jo / )..,c ;t-,..,_______ 

r . 

(Name & Address) 

I am a _Costa Mesa Residential Property Owner_ Costa ~Commercial Property Owner 
_Costa Mesa Residential Tenant . ~ Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CARRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3, Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 1 Th 
St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: __ 

----------------------

~ 
Signature 
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STATEM.ENT OF OPPOSITION 
To: Costa Mesa Planning Commission 

From: ~1 qµ Vrsr;,_s 
Re: C PApplication for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: \~ 20--;2.2-

(Name & Address) 

I am a _Costa Mesa Residential Property Owner 
Costa Mesa Residential Tenant 

,~---Concerned Citizen 

Costa Mesa Commercial Pr,ijJ#t-pOMicr 
Costa Mesa Commercial Tenant 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE' s location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety·and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reas?~ for My Opp.osition: _ . S_a_J:~!.LMi .. ''-{. L--A/\/oJ~ s1;-ieo 
~UJ ,~ ;r11_£ ·Q\. \:ha ~In~ ~ ffe ~·"a.. -

_ ~~lass. 
Signature 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: lDN'f4\ ~ Vo<:z$ (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: lO---~U;l;z_ 

I am a )(__ Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
_Costa Mesa Residential Tenant ¥. Costa Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CA.~~IS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
F ~ - --, 1 • / ~. -rom: <.S~~:;-r ~' aNN.rA.,.&." 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: \2{ 4 (2-2---

(Name & Address) 

I am a Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
Concerned Citizen 

I OPPOSE:THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS! 

1 . The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: ___________________ (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: ________________ _ 

. ./ 
/ / '--~~ ' 

----,,--'-----,"'---=-'--'=::-:---,.;'-'-/------:--:,'-----------:--- \__ (:~--- / \,' 

Signature// 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: fr/ i t3ay:tJt:t-t 1,f57)l£J ,<.,\4()ht ~ /we< (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: \\ / 3 (1,1-, 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
~~osta Mesa Residential Tenant Costa Mesa Commercial Tenant 
~oncemed Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 1~ 
St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: ________________ _ 

Sign 
-55- 153



STATEMENT OF·OPPOSITION 
To: Costa Mesa Planning Commission 
F · /(\ 11 '+-1-rom .. \ LM yl-n--/ ... 
Re: CUP Applicati6n for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: i o l2.q !Zt. 

(Name & Address) 

I am a _Costa Mesa Residential Property 0 
Costa Mesa Residential Tenant 
Concerned Citizen 

_Costa Mesa Commercial Property Owner 
Costa Mesa Commercial Tenant 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live._ Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage cri1ne. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses.'' 7 cannabis storefronts on 1 ~ 
St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: _-t'~f-~_f.~; _[, __________ _ 
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To: Costa Mesa Planning Commission 
From: (Name andAddress) f\'2-AS:-{ V1kcJ¼ '\°) i £ > \g~ 'SJ.-,,(¼~ ~ 9'2.~,?_;_1 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: /b /2-0 /22, r J 

I am a ~Costa Mesa Residentiai Property Owner 
_Costa Mesa Commercfa:J Property Owner 

_Costa Mesa Residential Tenant 
_Costa Mesa Commercial Tenant 
_Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CAB~LO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

• 

• 

• 

• 

• 

The CANNABIS STORE would be right across the street from MANY RESIDENCES and 
within the vicinity of MANY RESIDENCES, making the use not substantially compatible 
with developments in the area. 

The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

Other sites/proposed sites for retail cannabis storefronts are located in commercial 
thoroughfares where heavy traffic and lighting discourage crime. This CANNABIS STORE's 
location right next to residences would likely be associated with an increased risk of crime 
which is materially detrimental to health, safety and welfare of the public. 

As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, 

and 7 applicants for storefronts on 17
th 

St/ Orange Ave. (Over 60 applicants altogether for 
Costa Mesa as of 1/2022 with likely many more by now). Per the City's General Plan, the 

11
th 

Street Commercial Corridor serves ''local residences and businesses." 7 cannabis 

storefronts on 17
th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk 

from Cabrillo St. ''Local residences and businesses" do NOT need an 8
th 

storefront & will not 

be served in anyway by an sth 
CANNABIS STORE. Thus, the CANNABIS STORE does not 

comport with the General Plan. 

".k'v 

3
. \() (l ,.r I o '~ ,/J ,a ).._ \r\LJ')5\ s-Ya-.,d w~ 

Other Reason for My Opposition: \ w"\ , 0.. ~ \ v<vv 6-,l, 251 l>' '-' ~ 
~ ~ /:)v v~ Cx:i ffL,u) ~ ~ . 
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To: Costa Mesa Planning Commission . 

From: (Name and Address) :S, {")1~ Y D ec'ke [ )q b (. 
Re: CUP Application for Retail Cannabis Storefront at 

167 C;tbrillo Street 

Date: \OL~.l°l /~oa~ 

I am a J_Costa Mesa Residentiai Property Ow:er 
_Costa Mesa Commercial Property Owner 

_Costa Mesa Residential Tenant 
Costa Mesa Commercial Tenant 

=:2concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CAB~LO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

• 

• 

• 

• 

• 

The CANNABIS STORE would be right across the street from MANY RESIDENCES and 
within the vicinity of MANY RESIDENCES, making the use not substantially compatible 
with developments in the area. 

The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

Other sites/proposed sites for retail cannabis storefronts are located in commercial 
thoroughfares where heavy traffic and lighting discourage crime. This CANNABIS STORE's 
location right next to residences would likely be associated with an increased risk of crime 
which is materially detrimental to health, safety and welfare of the public. 

As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, 

and 7 applicants for storefronts on 17
th 

St/ Orange Ave. (Over 60 applicants altogether for 
Costa Mesa as of 1/2022 with likely many more by now). Per the City's General Plan, the 

11th Street Commercial Corridor serves ''local residences and businesses." 7 cannabis 

storefronts on 17th St/Orange (if all approved) would be within a 2 min. drive/5 min. walk 

from Cabrillo St. ~~Local residences and businesses" do NOT need an 8th storefront & will not 

be served in anyway by an sth CANNABIS STORE. Thus, the CANNABIS STORE does not 
comport with the General Plan. 

Other Reason for My Opposition: Cr. Me fr~, (, }/4iwcw1eJ b✓s \1111,5_> -58- 156



To: Costa Mesa Planning Commission 
From: (Name and Address) 
Re: CUP Application for Retail 

167 abrillo Street 
Date: I a i~ 

I am a _Costa Mesa Residential Property Owner 
_Costa;Mesa Commercial Property Owner 

_V_ CC<osta Mesa Residential Tenant 
Costa Mesa Commercial Tenant 

'Zconcerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CAB~LO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

• The CANNABIS STORE would be right across the street from MANY RESIDENCES and 
within the vicinity of MANY RESIDENCES, making the use not substantially compatible 
with developments in the area. 

• 

• 

• 

• 

The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

Other sites/proposed sites for retail cannabis storefronts are located in commercial 
thoroughfares where heavy traffic and lighting discourage crime. This CANNABIS STORE's 
location right next to residences would likely be associated with an increased risk of crime 
which is materially detrimental to health, safety and welfare of the public. 

As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, 

and 7 applicants for storefronts on 17
th 

St/ Orange Ave. (Over 60 applicants altogether for 
Costa Mesa as of 1/2022 with likely many more by now). Per the City's General Plan, the 

11th Street Commercial Corridor serves "local residences and businesses." 7 cannabis 

storefronts on 17
th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk 

from Cabrillo St. ''Local residences and businesses" do NOT need an 8
th 

storefront & will not 

be served in anyway by an s
th 

CANNABIS STORE. Thus, the CANNABIS STORE does not 
comport with the General Plan. 

Other Reason for My Opposition: ico.ftc j lr;m f', J IA{\ d, ehen--kJ OU\(', §-12/ 

,\-\) Con ,iv"·* v/ , 
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To: Costa Mesa Planning yommission, 11 J \ ) ~ /2Je {3~ } ;. ) . 
From: (NameandAddress)' 1 . · -/- e_.t- - i ~ ..Vf7Cl' . VD.#{_ 
Re: CUP Application for Retail Ca nabis Storefront at~+a~ea Cl iibc:f 

167 Cabrillo Street 

Date: ) aj@B/£ [) 

I am a~~· Mesa Residentiai Property Owner 

_Costa Mesa Commercial Property Owner 
~a Mesa Residential Tenant 

_Costa Mesa Commercial Tenant 
_Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CAB~LO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

• The CANNABIS STORE would be right across the street from MANY RESIDENCES and 
within the vicinity of MANY RESIDENCES, making the use not substantially compatible 
with developments in the area. 

• The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

• Other sites/proposed sites for retail cannabis storefronts are located in commercial 
thoroughfares where heavy traffic and lighting discourage crime. This CANNABIS STORE's 
location right next to residences would likely be associated with an increased risk of crime 
which is materially detrimental to health, safety and welfare of the public. 

• As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, 

and 7 applicants for storefronts on 17
th 

St/ Orange Ave. (Over 60 applicants altogether for 
Costa Mesa as of 1/2022 with likely many more by now). Per the City's General Plan, the 

17
th 

Street Commercial Corridor serves ''local residences and businesses." 7 cannabis 

storefronts on 17th St/Orange (if all approved) would be within a 2 min. drive/5 min. walk 

from Cabrillo St. "Local residences and businesses" do NOT need an 8
th 

storefront & will not 

be served in anyway by an sth CANNABIS STORE. Thus, the CANNABIS STORE does not 
comport with the General Plan. 

• Other Reason for My Opposition: __ _...,l ...... ~l-'-\:,IV'-+f__,,~..,.., h-t--t-+~----F'~ ...... 5..._\,L.>,d.........,..f ....... O_..j_:,.._ -60- 158



STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commii;jon 

From: ~½ ravi, cl'½'-c 2.1 S- f J ){±k rf- CD th (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at ~°' 

167 Cabrillo Street 

Date: \ o / 2 '&/ 2-o7- 7_, 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
~Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE' s location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: B C,,c, "1\QS: {J.._ 

°'"' J eff e c.+ i V\ j t lot ~ ~ 
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To: Costa Mesa Planning Co m1ss10n 
From: (Name and Address) - u~-+,"' 6i.t cl.. I I~~ CPJ,ci llo s--+ Cos/~ i'V\-t-1 c:.._ CC.- <\ c, ( 7 

Re: 

Date: 

CUP Application for Retail Cannabis Storefront at 
167 Cabrillo Street 

j() /2yl2.,02-'l , 

I am a /costa Mesa esidentiai Property Owner 
_Costa Mesa Commercial Property Owner 

_Costa Mesa Residential Tenant 
_Costa Mesa Commercial Tenant 
_Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRI~LO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

• The CANNABIS STORE would be right across the street from MANY RESIDENCES and 
within the vicinity of MANY RESIDENCES, making the use not substantially compatible 
with developments in the area. 

• 

• 

• 

• 

The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

Other sites/proposed sites for retail cannabis storefronts are located in commercial 
thoroughfares where heavy traffic and lighting discourage crime. This CANNABIS STORE's 
location right next to residences would likely be associated with an increased risk of crime 
which is materially detrimental to health, safety and welfare of the public. 

As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, 

and 7 applicants for storefronts on 17
th 

St/ Orange Ave. (Over 60 applicants altogether for 
Costa Mesa as of 1/2022 with likely many more by now). Per the City's General Plan, the 

11th Street Commercial Corridor serves ''local residences and businesses." 7 cannabis 

storefronts on 17
th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk 

from Cabrillo St. "Local residences and businesses" do NOT need an 8
th 

storefront & will not 

be served in anyway by an sth 
CANNABIS STORE. Thus, the CANNABIS STORE does not 

comport with the General Plan. 

Other Reason for My Opposition: ,L;) ds ( f{vL fn l..--62- 160



STATEMENT OF OPPOSITION 
To: Costa Me~a Plaf'Ying Commission 

From: (Y\I /2.'2.AtVl-'16 33/~/ ~ tJa-~Pch,1)(Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: lb-zt--"Z-z_._ 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

~oncemed Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: 2Js ~ 2:_ °R>.!'c/&;.y cJ2 l.!. f ~. 
::~.: '.i)c, ""{- P.7 --l-r.w-e..1 <t;1 e,w-¢fl k;o-""j ii UIS/a (,_,s,,..._f 

4 ~ ! c,l!-0 ~41, b~ 4 _W"-/ /lrL 
Sign;ture VVIUl~l LM-te-1/ J trfhlu~ it> l~ /Vl<:)fLef,, 
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To: Costa Mesa Planning Commission . \ 
From: (Name and Address)1),,...,i,, \ (;q,l ~ 
Re: CUP Application for Retail Cannabis Store~ 

Joi{!) 0 '7 fJ._.,,_ 
CDS~ \,A.A,C.--SC. Ci-4--

167 Cabrillo Street 
Date: 

826 ~ 7 
-------

I am a _Costa Mesa Residential Property Owner 

_Cos~sa Commerci_al Pr?perty Owner 
_c/_ f'Coosta Mesa Residential Tenant 

._Costa Mesa Commercial Tenant 
_Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FORA RETAIL CANNABIS 
STOREFRONT AT 167 CAB~LO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

• The CANNABIS STORE would be right across the street from MANY RESIDENCES and 
within the vicinity of MANY RESIDENCES, making the use not substantially compatible 
with developments in the area. 

• 

• 

• 

• 

The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

Other sites/proposed sites for retail cannabis storefronts are located in commercial 
thoroughfares where heavy traffic and lighting discourage crime. This CANNABIS STORE's 
location right next to residences would likely be associated with an increased risk of crime 
which is materially detrimental to health, safety and welfare of the public. 

As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, 

and 7 applicants for storefronts on 17
th 

St/ Orange Ave. (Over 60 applicants altogether for 
Costa Mesa as of 1/2022 with likely many more by now). Per the City's General Plan, the 

11th Street Commercial Corridor serves ''local residences and businesses." 7 cannabis 

storefronts on 17th St/Orange (if all approved) would be within a 2 min. drive/5 min. walk 

from Cabrillo St. ''Local residences and businesses" do NOT need an 8
th 

storefront & will not 

be served in anyway by an 8th CANNABIS STORE. Thus, the CANNABIS STORE does not 
comport with the General Plan. 

,--c 
Other Reason for My Opposition: Jtu£:'\: \C.. I 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission . . yUl lt>: rrt CA 1_U,z1 
From: CLc;Cot1 {}{~ Q?,,r07 -~?J!le( ~a .L:i bvJ Or 0°-(Name & Address) . 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: [0 · 2S· U 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

p_ Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

~ 
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To: 
From: ---1----l--,!,.=--#--,//--?-+--,;f:--~~=--+1------~-----_-_-__ (Name & Address) 
Re: CUP nnabis Storefront at 

167 lo treet ~e:~~rz,~ -:S<:::>\rv.J 
Date: ,10 ./27/ -ft)-

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

:Z:concemed Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICA:rION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th st refront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the C ABISjSf1 ev~~~th-the-6eneral Plan. 

di) ~~~ 5. Other Reason for My Opposition: ; 1 ~ 
J {, 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: gcsr-1 J Awtt /\) t,.-V J l- (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: / D ~ M, -i,ov(.__, 

I am a _Costa Mesa Residential Property Owner _Costa ~:sa--ie1011Lmercial Property Owner 
Lcosta Mesa Residential Tenant Costa Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. ( Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 1~ 
St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE hus, the CANNABIS STORE does not comport with the General Plan. 

pposition:J\]1wrr)L / n:--w.s if 
,"--

5. 
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To: Costa Mesa Planning Commission 
From: (Name and Address) Sa{v0::Tor£ G-MpA-r(l:. 
Re: CUP Application for Retail Cannabis Storefront at 

/ rss- (?~~ ~ ;4,, l ·ft 1-1 
co£ fA-•~sA, C/1._ ~6~1 

/ 

167 Cabrillo Street 
Date: l fl-- 'lb· 2... ""L 

I am a _Costa Mesa Residentiai Property Owner 
_Costa Mesa Commercial Property Owner 

Costa Mesa Residential Tenant 
~Costa Mesa Commercial Tenant 
_Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FORA RETAIL CANNABIS 
STOREFRONT AT 167 CAB~LO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

• The CANNABIS STORE would be right across the street from MANY RESIDENCES and 
within the vicinity of MANY RESIDENCES, making the use not substantially compatible 
with developments in the area. 

• 

• 

• 

• 

The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

Other sites/proposed sites for retail cannabis storefronts are located in commercial 
thoroughfares where heavy traffic and lighting discourage crime. This CANNABIS STORE's 
location right next to residences would likely be associated with an increased risk of crime 
which is materially detrimental to health, safety and welfare of the public. 

As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, 

and 7 applicants for storefronts on 17
th 

St/ Orange Ave. (Over 60 applicants altogether for 
Costa Mesa as of 1/2022 with likely many more by now). Per the City's General Plan, the 

11th Street Commercial Corridor serves ''local residences and businesses." 7 cannabis 

storefronts on 17
th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk 

from Cabrillo St. "Local residences and businesses" do NOT need an 8
th 

storefront & will not 

be served in anyway by an sth 
CANNABIS STORE. Thus, the CANNABIS STORE does not 

comport with the General Plan. /, 
1 
i 

.. . Ar ...R.i'cl crt~.e, ,r~n. 
Other Reason for My Oppos1tton: \ r PrJ~ + I I t J / 

l~o,~~t~s,.J; J \h--c-171, 7 
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To: Costa Mesa Planning Commission 

From: (Name and Address)~\ fY '2:?V--0=1,-... 
Re: CUP Application for Re : Cannabis Storefront at 

167 Cabrillo Street ~-=====----
Date: \ 0 / '2\,, p.-1._ ~ £? 

I am a _Costa Mesa Residential Property Owner 

_Cos~ }'lesa Commercial Property Owner 

-if-Costa Mesa Residential Tenant 
_Costa Mesa Commercial Tenant 
_Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CAB~LO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

• The CANNABIS STORE would be right across the street from MANY RESIDENCES and 
within the vicinity of MANY RESIDENCES, making the use not substantially compatible 
with developments in the area. 

• The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 

STORE would be materially detrimental to the other properties in the area. 

• Other sites/proposed sites for retail cannabis storefronts are located in commercial 
thoroughfares where heavy traffic and lighting discourage crime. This CANNABIS STORE's 
location right next to residences would likely be associated with an increased risk of crime 
which is materially detrimental to health, safety and welfare of the public. 

• As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, 

and 7 applicants for storefronts on 17
th 

St/ Orange Ave. (Over 60 applicants altogether for 
Costa Mesa as of 1/2022 with likely many more by now). Per the City's General Plan, the 

• 

11th Street Commercial Corridor serves ''local residences and businesses." 7 cannabis 

storefronts on 1?1h St/Orange (if all approved) would be within a 2 min. drive/5 min. walk 

from Cabrillo St. "Local residences and businesses" do NOT need an 8
th 

storefront & will not 

be served in anyway by an sth 
CANNABIS STORE. Thus, the CANNABIS STORE does not 

comport with the General Plan. 

Other Reason for My Opposition: E:>od -69- 167



STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: C[o ~- Y0,,tL[~ 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: 1 b ~ 22..~ 'l ?.-

(Name & Address) 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant .:4 Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE' s location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: _:j_i.:_('___:_f\___,_~-'-~____:._-: _::<--=--_ __!_j-1___:.,_l"---'-'( 1__,_I -'-1'1-1-=tJA_,_('----"e.~ 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 

From: ~~~~~~~~~-.../........l..-t,.....;.LtC~~~~---C!!:.~~(N ame & Address) 
Re: CUP Application for R tail Cannabis S orefront at ~ ~ q, ~ 

167 Cabrillo Street ? ~~ 2 1 
Date: f A - (() - 2-02- z..,-

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET-("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantial~y-compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesse"s." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & wilf not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 
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To: Costa Mesa Planning Commission 
From: (Name and Address) hf> '2.,4-

1 ~ BB 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 

Date: I o/J:'2:jiJ: d 

I am a osta Mesa Residential Property Owner 
Costa Mesa Commercial Property Owner 

_Costa Mesa Residential Tenant 
_Costa Mesa Commercial Tenant 
_Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CAB~LO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

• The CANNABIS STORE would be right across the street from MANY RESIDENCES and 
within the vicinity of MANY RESIDENCES, making the use not substantially compatible 
with developments in the area. 

• The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

• Other sites/proposed sites for retail cannabis storefronts are located in commercial 
thoroughfares wl:iere heavy traffic and lighting discourage crime. This CANNABIS STORE's 
location right next to residences would likely be associated with an increased risk of crime 
which is materially detrimental to health, safety and welfare of the public. 

• As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, 

and 7 applicants for storefronts on 17
th 

St/ Orange Ave. (Over 60 applicants altogether for 
Costa Mesa as of 1/2022 with likely many more by now). Per the City's General Plan, the 

11th Street Commercial Corridor serves ''local residences and businesses." 7 cannabis 

storefronts on 17
th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk 

from Cabrillo St. "Local residences and businesses" do NOT need an 8
th 

storefront & will not 

be served in anyway by an sth 
CANNABIS STORE. Thus, the CANNABIS STORE does not 

comport with the General Plan. 

• Other Reason for My Opposition: \ < \ 0 ~ , \'< \ OS , l,<, P '9 -72- 170



I am a _Costa Mesa Residential Property Owner 
_Costa M~mmercial Property Owner 

-~-osstata M Mcesa Residential Tenant 
_Costa Mesa Commercial Tenant 
_Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FORA RETAIL CANNABIS 
STOREFRONT AT 167 CAB~LO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

• The CANNABIS STORE would be right across the street from MANY RESIDENCES and 
within the vicinity of MANY RESIDENCES, making the use not substantially compatible 
with developments in the area. 

• The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

• Other sites/proposed sites for retail cannabis storefronts are located in commercial 
thoroughfares where heavy traffic and lighting discourage crime. This CANNABIS STORE's 
location right next to residences would likely be associated with an increased risk of crime 
which is materially detrimental to health, safety ·and welfare of the public. 

• As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, 

and 7 applicants for storefronts on 17
th 

St/ Orange Ave. (Over 60 applicants altogether for 
Costa Mesa as of 1/2022 with likely many more by now). Per the City's General Plan, the 

17th Street Commercial Corridor serves ''local residences and businesses." 7 cannabis 

storefronts on 17
th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk 

from Cabrillo St. "Local residences and businesses" do NOT need an 8
th 

storefront & will not 

be served in anyway by an 8
th 

CANNABIS STORE. Thus, the CANNABIS STORE does not 
comport with the General Plan. 

• Other Reason for My Opposition: ________________ _ -73- 171



STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: Chr1.s-r ;,H\ ~n::1 t1 l) !AO\ s ~ CY1 5. J.1; l <;!C\--8+- -i\ Yl 9ke ;~ame & Address) 
Re: CUP Application for Retail Cannabis Storefront at -er- J 7 o if Or an \ e_ Ar 
.. · 167 Cabrillo Street Co.s,7 O'\ tl}e ~ A ~~(,.;2' 
Date: \\\a k l.c).:::) ' 

I am a _Costa Mesa Residential Property Owne1¥ Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

· ~oncemed Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT l61.Gi\13RILLO STREET ("CANNABIS STORE") FOR THE 

~ ... -·--,-·•······ 

FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within: 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. ' 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th

· Street 
Commercial Corridor serves "local residences and businesses.'' 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
' residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Re9,S,on for My Opposition: -~__;c;· _Y~-a_,,__ -=6=-=-lc:::._·-_c_Y __ -f\,__,,_ __ C ____ l'-"11Cd=.......,1~C~h...,,,,-O~t');-
LO. Jo c; llo -J. Uk /D<'A.v:c;_ u\ $'.baot 10 OL{r 

4:>L.{; ( d 111 s 
~~~ ignature · 
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STATEMENT OF OPPOSITION 

To: ~_?~ta Mesa __ Planning Co~m~sio;1. ij c:1 Z/Atu(.,v 
From:-~ "'· h·invu ~J1,1 lKf__')) tJ-'hM :-el &tr-& ~ J (Name & Address) 
Re: CUP Application< or Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: l /) (CJ /-:) ~ 

I • 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

~oncemed Citizen . 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within. 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. · 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th· Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would b~ within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: ________________ _ 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission '(\e,u..;fo,+-

From: 1::al · t-\ep -0 cc;~ s e. \~e,J.-c.J, 

Re: CUP pplication ti r Retail Cannabis Storefront at 
167 Cabrillo Street 

Date: I I /LI 
I 

qt(;63) 
(Name & Address) 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

K Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 1~ 
St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. ?ther Reason for My Opposition: ~,·s ~'.3:> \-~~ e.,:ffi C-ctG'j -b 
Crn"' k, ~ h-1 v,u_. 4bv s,, 7 c Gofe,ci ~ ll,j w I ';f' ,~~s _ 

Signature 
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STATEMENT OF OPPOSITION -~~ G4 
To: CostaM~!aPlanningCommission , '- ~tn} otU6 b 
From: Mc(~sg luvDRo.s qolCfl·fffr~ (Name&Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: \ \ _.- ( a ,- t_; 2-

\ \ 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

7 Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 1 ~ 
St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be seived in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. 

Signature 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission '-i w ~- a.at-~,,.,. 2"~ 

/l , tJ /J ~..,he1m , c-A-
From: uav~ ~,~er - ~m:t1eA'. ! q z?oe, (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: 11 /-? /iz 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

4 Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOTneed an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: ________________ _ 
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STATEMENT OF OPPOSITION 
To: CostaMesaPlanningCommission 4,1v4-/,a._;"I c.~, --From: ..g,,rv h, (Name & Address) 
Re: CUP pplication for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: !lj01/20 2-1._ 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

~oncemed Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 1 ~ 
St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: ________________ _ 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commissiontt.o'I'- 1r1r1 P'--fi:- nu- ff F 
From: /Y2c2 IC( i IV 14 If cJ l!.b-s rr-t l'YJl;,'(fJ qz_{....2- 1 (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: / / / & / J..,,e?V--' 

• I 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

\/Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

l. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4: As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th· Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would b~ within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be seived in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: ________________ _ 

~ 
Signature 
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STATEMENT OF OPPOSITION 
To: Costa._11esa Planning Co1J1mission :l.._o t..{-& tLf. Ar LE 
From: U r--6 L. ) ~ C-L-{\ kJ) ( o 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: t( - (; ...., }-- i.--

AvE #-f ~~A 
(Name & Address) 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
_x:Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. · 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th· Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would b~ within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: _______________ _ 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 

Frum: 06, r?i rfloov--e /t 53/ [. I 7 ~ , Cos-kc ril<.51<\.. 

Re: CUP Appication for Retail Cannabis Storefront at 
167 Cabrillo Street 

Date: la l , \ IM 

(Name & Address) 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
_ <;osta Mesa Residential Tenant Costa Mesa Commercial Tenant 
_l.LConcemed Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE' s location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: _________________ _ 

Signatu 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: 'µ \SN>,-.;)a ve--t::ber /6.::'l- C;s,-/:m/lo £,4-, &::h--/tigw (Name & Address) 

- I 

Re: CUP Application for Retail Cannabis Storefront at 
167 Cabrillo Street 

Date: /:2- -/j- ;2;;).-

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
7c'osta Mesa Residential Tenant Costa Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: _________________ _ 

Signature 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 

From: C\\P-(~- lon'o \b2 Ca.brillo st-. Co% IY\s-e-
1 

Re: CUP Application for Retail Cannabis Storefront at 
167 Cabrillo Street 

Date: \7../i I /2-z_ 
I I 

(Name & Address) 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
__0:osta Mesa Residential Tenant Costa Mesa Commercial Tenant 

Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. ~ 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: _________________ _ 

Signature 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: (..,..H r \> C ?-vs r; 1 

Re: CUP Application for Retail Cannabis Storefront at 
167 Cabrillo Street 

Date: , 1- l lt / 72,, 

(Name & Address) 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

·><- Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increas.ed risk of crime which is materially 
detrimental to health, safety and welfare of the public. · 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: __________________ _ 

Signature 
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STATEMENT OF OPPOSITION .. -
To: Costa Mesa Planning Commission ;/, o cf <,, K A P t,.C A c/!c ~ \ !\-
From: 6Tf:L( A (LLA, \J\] ( O {!,,oSTA A~m~&-''1.cfdress) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabrillo Street 
Date: f l-/ r J-,--/ -Y / 

' 1 7 
I 

I am a Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Xcosta Mesa Residential Tenant Costa Mesa Commercial Tenant 
;:L..-Concemed Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1 . The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: _________________ _ 

{rjR~~ 
Signature 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: .})eoo'fAh ~ 1 41 t50 C~fvi,0-..iJ-2/ D ~ame & Address) 
Re: CUP Applicatio;;orRetan Cannabis Storefront at q lvO 

167 Cabrillo Street 
Date: t2l LA l ~2-

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

X Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE' s location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Othe asonforMy · · ' llc-:f Ca.,1o;J.,L, 
\ C:,.,lf'Vl~L ~ 

-87- 185



STATEMENT OF OPPOSITION 

To: Ctyt'z> Mes_a Planning Commi~½3n +e:, HA r LE A tfE ,¥:-;:r' 
From: 10l!JA HO e-o,m M'E~ (Name&Address) 
Re: CUP Application for Retail Cannabis ~refr~nt at 

1,67 Cabrillo Street ~ ~ 2--:y-
Date: / 2-/ / 2-- / } Y 

I J 

I am a _Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
~Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 

C--Concemed Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: _________________ _ 

Signature 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission . C t"-1 CA-. Ot ;)_(p ~.l,_::i 

" · ;). 1 .2.. L, B o GL a 0-.l '" From: e--aJ,.... t V\ t+-ow~ d · v1 1 \ e~J (Name & Address) 
Re: CUP Application for Retail Cannabis Storefront at 

167 Cabjillo Street 
Date: ( ;1_ j J , f >-o >-J.-

I am a ✓ Costa Mesa Residential Property Owner __ Costa Mesa Commercial Property Owner 
Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

i. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

S, .Other Reason
1
for My Opposition: _j}~rh. . · C-,v~ C,e../\ .. h..-Ld,_ ~· ~ 

_j_Jcn p "'-c , ~+bO k::Qc..;:::, :'l .s; +,,,-,vs 1 oc a. ka , r-. ~ 
./2-~ ·-~. -

__ (:{v_V-A.-- Ko WO-A.cl· 
Signature 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 
From: ___________________ (Name & Address) 

Re: CUP Application for Retail Cannabis Storefront at 
167 Cabrillo Street 

Date: //-I)~ - ZZ 

I am a Costa Mesa Residential Property Owner _Costa Mesa Commercial Property Owner 
✓Costa Mesa Residential Tenant Costa Mesa Commercial Tenant 
✓Concerned Citizen 

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood fu7. undesirable place to live. Thus, the CANNABIS 
STORE would be materially detrimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE' s location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th· Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. drive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be seived in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. 
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STATEMENT OF OPPOSITION 
To: Costa Mesa Planning Commission 

. . 
From: Marcus Moawad, 224 Magnolia Street, Costa Mesa, CA 92627 

Re: CUP Application for Retail Cannabis Storefront at 
167 Cabrillo Street 

Date: Oct 25, 2022 

(Name & Address) 

r am a l.ll]costa Mesa Residential Property Owner Ucosta Mesa Cormnercial Property Owner 
Ocosta Mesa Residential Tenant Ocosta Mesa Commercial Tenant 
l■lconcemed Citizen -

I OPPOSE THE APPROVAL OF THE CUP APPLICATION FOR A RETAIL CANNABIS 
STOREFRONT AT 167 CABRILLO STREET ("CANNABIS STORE") FOR THE 
FOLLOWING REASONS: 

1. The CANNABIS STORE would be right across the street from MANY RESIDENCES and within 
the vicinity of MANY RESIDENCES, making the use not substantially compatible with 
developments in the area. 

2. The CANNABIS STORE would cause noise, traffic, and parking problems in the 
neighborhood, making the neighborhood an undesirable place to live. Thus, the CANNABIS 
STORE would be materially detiimental to the other properties in the area. 

3. Other sites/proposed sites for retail cannabis storefronts are located in commercial thoroughfares 
where heavy traffic and lighting discourage crime. This CANNABIS STORE's location right next 
to residences would likely be associated with an increased risk of crime which is materially 
detrimental to the health, safety and welfare of the public. 

4. As of January 2022, there were 24 retail cannabis applicants for storefronts on Newport Blvd, and 
7 applicants for storefronts on 17th St/ Orange Ave. (Over 60 applicants altogether for Costa Mesa 
as of 1/2022 with likely many more by now). Per the City's General Plan, the 17th Street 
Commercial Corridor serves "local residences and businesses." 7 cannabis storefronts on 17th 

St/Orange (if all approved) would be within a 2 min. diive/5 min. walk from Cabrillo St. "Local 
residences and businesses" do NOT need an 8th storefront & will not be served in anyway by an 8th 

CANNABIS STORE. Thus, the CANNABIS STORE does not comport with the General Plan. 

5. Other Reason for My Opposition: See liH0lhVJ/l(JJl)r-A 

Signature 
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ATTACHMENT A 

"The noise and other by-product of cannabis shops; vandalism, loitering in 
alleyways under the influence, street Increased accessibility for kids and to 
kids from buyers from these Costa Mesa Cannabis shops reselling illegally. 
Also, the noise and other by-product of cannabis shops; vandalism, 
loitering in alleyways under the influence, street racing/burnouts, increased 
accidents, etc .. Note, I work in the intersection of Dryer and Tech Center Dr 
in Santa Ana what the future of Costa Mesa holds." 
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