
CITY OF COSTA MESA

PLANNING COMMISSION

Agenda - Final Amended

City Council Chambers
77 Fair Drive

6:00 PMMonday, May 13, 2024

ONE ITEM HAS BEEN ADDED UNDER ANNOUNCEMENTS AND PRESENTATIONS.

The Commission meetings are presented in a hybrid format, both in-person at City Hall and as 
a courtesy virtually via Zoom Webinar. If the Zoom feature is having system outages or 
experiencing other critical issues, the meeting will continue in person.

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

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

Members of the public can view the 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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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. Agendas and reports can be viewed on the City website at 
https://costamesa.legistar.com/Calendar.aspx.

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

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

           MAY 13, 2024 – 6:00 P.M. 

            ADAM ERETH   
            CHAIR

 RUSSELL TOLER                                           JOHNNY ROJAS   
              VICE CHAIR                                     PLANNING COMMISSIONER

  ANGELY ANDRADE                                       KAREN KLEPACK
  PLANNING COMMISSIONER                          PLANNING COMMISSIONER                         

  JON ZICH                                                     DAVID MARTINEZ   
 PLANNING COMMISSIONER                           PLANNING COMMISSIONER 

TARQUIN PREZIOSI                                     SCOTT DRAPKIN                   
ASSISTANT CITY ATTORNEY                           ASSISTANT DIRECTOR

CALL TO ORDER

PLEDGE OF ALLEGIANCE

ROLL CALL

ANNOUNCEMENTS AND PRESENTATIONS

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

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

PLANNING COMMISSIONER COMMENTS AND SUGGESTIONS

CONSENT CALENDAR:

All matters listed under the Consent Calendar are considered to be routine and will be acted
upon in one motion. There will be no separate discussion of these items unless members of
the Planning Commission, staff, or the public request specific items to be discussed and/or
removed from the Consent Calendar for discussion. The public can make this request via
email at PCPublicComments@costamesaca.gov and should include the item number to be
addressed. Items removed from the Consent Calendar will be discussed and voted upon
immediately following Planning Commission action on the remainder of the Consent Calendar
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1. MINUTES 24-207

RECOMMENDATION:

Planning Commission approve the Regular Meeting Minutes of March 25, 2024 
and April 8, 2024.  

1. March 25, 2024 Unofficial Meeting Minutes

2. April 8, 2024 Unofficial Meeting Minutes

Attachments:

PUBLIC HEARINGS:

1. DESIGN REVIEW PDES-24-0001 AND TENTATIVE PARCEL MAP 
2023-187 FOR A TWO-UNIT RESIDENTIAL SMALL LOT 
SUBDIVISION DEVELOPMENT AT 1022 WEST WILSON STREET

24-208

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 15303 (Class 3) New 
Construction or Conversion of Small Structures; and
2. Approve Design Review PDES-24-0001 and Parcel Map PTPM-24-0001 
(Tentative Parcel Map 2023-187), based on findings of fact and subject to 
conditions of approval.

Agenda Report

1. Planning Commission Draft Resolution

2. Applicant Letter

3. Vicinity Map

4. Zoning Map

6. Historic Resources Survey

7. Project Plans

Attachments:
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2. PDEV-23-0001, AMENDING CERTAIN PROVISIONS TO ONE METRO 
WEST DEVELOPMENT AGREEMENT (DA-20-02), ORDINANCES AND 
RESOLUTIONS

24-209

RECOMMENDATION:

Staff recommends the Planning Commission recommend approval to the City 
Council of the requested amendments as detailed in the following report, and 
adopt a Resolution to: 
1. Find pursuant to CEQA Guidelines Section 15162 that the proposed 
amendments are in substantial conformance with the Final Environmental 
Impact Report (EIR) for the One Metro project (State Clearing House No. 
2019050014), including a mitigation monitoring program and statement of 
overriding considerations, which was certified by the City Council on July 20, 
2021, and that no further environmental review under CEQA is required; and
2. Adopt Resolution 2024-XX recommending that the City Council:
• Introduce for first reading an ordinance amending Development Agreement 
DA-20-02 regarding the timing of payment for impact fees and community 
benefit funds;
• Introduce for first reading an Ordinance clarifying the project’s effective 
approval date contained in Development Agreement 20-02, Rezone 20-01 and 
Specific Plan 20-01; and
• Approve modifications to City Council Resolution 2021-55 amending certain 
conditions of approval regarding the artwork on Building A along the I-405 
Freeway.

Agenda Report

1. Draft Planning Commission Resolution

Exhibit B

2. Applicant Letters

3. City Council Report June 15, 2021, 1st Reading

4. City Council Report July 20, 2021, 2nd Reading

5. Ordinance No. 2021-11

6. Ordinance No. 2021-12

7. Ordinance No. 2021-13

8. Resolution No. 2021-55

9. Resolution No. 2021-54

Attachments:
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3. PLANNING APPLICATION 21-02 FOR A CONDITIONAL USE PERMIT 
TO ALLOW A TRANSITIONAL HOUSING AND SUPPORT SERVICES 
USE WITH UP TO 16 INDIVIDUALS AT LIGHTHOUSE CHURCH (1885 
ANAHEIM AVENUE)

24-210

RECOMMENDATION:

Staff recommends that 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 
15301 (Existing Facilities); and
2. Approve Planning Application 21-02, based on findings of fact and subject to 
conditions of approval.

Agenda Report

1. Draft Planning Commission Resolution

2. Applicant Exhibits

3. Vicinity Map

4. Zoning Map

5. Site Photos

6. Plans

7. Public Comments

Attachments:

OLD BUSINESS: NONE
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NEW BUSINESS:

1. REVIEW OF THE ONE YEAR (FY 2024-2025) AND FIVE YEAR (FY 
2024-2025 TO FY 2028-2029) CAPITAL IMPROVEMENT PROGRAM 
FOR CONSISTENCY WITH THE COSTA MESA 2015-2035 GENERAL 
PLAN

24-211

RECOMMENDATION:

Staff recommends the Planning Commission adopt a Resolution to: 
1. Find that the City’s Capital Improvement Program is a fiscal planning and 
budgeting activity, which allows the City to plan for future specific capital 
improvement projects and does not commit the City to implement any specific 
project or project design, and, therefore, is not a “project” per California 
Environmental Quality Act (CEQA) Guidelines Section 15378; and
2. Approve a resolution finding that the One Year (FY 2024-2025) and Five 
Year (FY 2028-2029) Capital Improvement Program is consistent with the Costa 
Mesa 2015-2035 General Plan.

Agenda Report

1. Planning Commission Draft Resolution

2. FY 2024-25 One Year CIP

3. FY 2024-25 to FY 2028-29 Five Year CIP

Attachments:

DEPARTMENTAL REPORTS:

1. PUBLIC WORKS REPORT

2. DEVELOPMENT SERVICES REPORT

CITY ATTORNEY REPORTS:

1. CITY ATTORNEY REPORT

ADJOURNMENT
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PLANNING COMMISSION MEETING:

Costa Mesa Planning Commission meets on the second and fourth Monday of each 
month at 6:00 p.m.

APPEAL PROCEDURE:

Unless otherwise indicated, the decision of the Planning Commission is final at 5:00 
p.m., 
seven (7) days following the action, unless an affected party files an appeal to the City 
Council, or a member of City Council requests a review. Applications for appeals are 
available through the City Clerk’s Office; please call (714) 754-5225 for additional 
information.

CONTACT CITY STAFF:

77 Fair Drive, Costa Mesa, CA 92626
Planning Division (714) 754-5245
planninginfo@costamesaca.gov
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 24-207 Meeting Date: 5/13/2024

TITLE:

MINUTES

DEPARTMENT: ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/ PLANNING
DIVISION

RECOMMENDATION:

Planning Commission approve the Regular Meeting Minutes of March 25, 2024 and April 8, 2024.
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MEETING MINUTES OF THE CITY OF  
COSTA MESA PLANNING COMMISSION

March 25, 2024 

CALL TO ORDER 

The Chair called the meeting to order at 6:07 p.m. 

PLEDGE OF ALLEGIANCE TO THE FLAG 

Chair Ereth led the Pledge of Allegiance. 

ROLL CALL 

Present: Chair Adam Ereth, Vice Chair Russell Toler, Commissioner Angely 
Andrade, Commissioner Jonny Rojas, and Commissioner Vivar 

Absent:  Commissioner Karen Klepack, Commissioner Jon Zich 

Officials Present:  Assistant City Manager Cecilia Gallardo-Daly, Assistant Director of 
Development Services Scott Drapkin, Planning and Sustainable 
Development Manager Bill Rodrigues, Assistant City Attorney Tarquin 
Preziosi, Principal Planner Phayvanh Nanthavongdouangsy, Senior 
Panner Michelle Hallagan, City Engineer Seung Yang and Recording 
Secretary Anna Partida 

ANNOUNCEMENTS AND PRESENTATIONS:  

None. 

PUBLIC COMMENTS – MATTERS NOT LISTED ON THE AGENDA: 

Ida Wolf expressed her concerns and opposition to the proposed housing project to be 
built in the senior center parking lot.  

Jay Humphrey expressed his concerns for the number of Cannabis store fronts opening 
under Conditional Use Permits.  

PLANNING COMMISSIONER COMMENTS AND SUGGESTIONS:  

Commissioner Vivar thanked the public for their attendance. 

Vice Chair Toler thanked the public for their attendance. He commented on a recent event 
he attended with Orange County Strong Towns. He encouraged the public to research 
Strong Towns mission and to get involved.  
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CONSENT CALENDAR:  

No member of the public nor Commissioner requested to pull a Consent Calendar 
item. 

1. APPROVAL OF MEETING MINUTES: FEBRUARY 26, 2024 

MOVED/SECOND: Vivar/Ereth 
MOTION: Approve recommended action for Consent Calendar Item No. 1.  
The motion carried by the following roll call vote: 
Ayes: Ereth, Toler, Andrade, Rojas, Vivar 
Nays: None 
Absent: Klepack, Zich 
Abstained: None  
Motion carried: 5-0-2 

ACTION: Planning Commission approved the minutes of the regular meeting of 
February 26, 2024.

PUBLIC HEARINGS:  

1. PLANNING APPLICATION 22-08 FOR A RETAIL CANNABIS STOREFRONT 
BUSINESS WITH DELIVERY LOCATED AT 2490 NEWPORT BOULEVARD 
(NEWPORT WELLNESS) 

Project Description: Planning Application 22-08 is a request for a Conditional 
Use Permit to allow an approximate 2,000-square-foot retail cannabis storefront 
use with delivery in an existing single-story commercial building located at 2490 
Newport Boulevard. 

Environmental Determination:  The project is exempt from the provisions of the 
California Environmental Quality Act (CEQA) per CEQA Guidelines Section 15301 
(Class 1), Existing Facilities. 

The following two ex-parte Planning Commission communications were reported: 

Commissioner Viviar spoke on the phone with Kate Klimow. 

Chair Ereth spoke on the phone with Kate Klimow. and spoke with Attorney 
Alexander Haberbush who is representing some Eastside Costa Mesa residents.  

Michelle Halligan, Senior Planner, presented the staff report. 

The Commission asked questions of staff including discussion of number of units 
on the property, proposed trash enclosure, security lighting impacts on nearby 
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vacant or occupied residential units, light shielding and light fixtures, type of fence 
proposed to be built, existing businesses, overnight security guards, proximity to 
other approved cannabis applications, neighborhood compatibility, and employee 
parking requirements.   

The Chair opened the Public Hearing.  

Sean Maddocks, applicant’s representative, stated he had read and agreed to the 
conditions of approval.  

The Commission asked questions of the applicant including discussion of 
community outreach, unhoused individuals in the surrounding area, reason for 
holding community outreach meeting in January, and current tenants onsite.   

The Chair opened Public Comments. 

Speaker one spoke in opposition of the item.  

Robert White spoke in opposition to the item. 

Speaker three spoke in opposition of the item. 

Speaker four spoke in opposition of the item.  

Alexander Haberbush spoke in opposition to the item.  

The Chair closed Public Comments. 

The Commission asked additional questions of applicant and staff regarding 
property owners’ decision to lease to a cannabis business, whom the community 
can contact for more information, reduced hours of operation, disadvantages of 
reducing operation hours are reduced, if there are sensitive uses located nearby, 
and for staff to elaborate on the pending Cannabis Ordinance update.      

The Chair closed the Public Hearing.  

The Commission deliberation included the number of cannabis storefronts already 
approved, the proposed cannabis ordinance changes, community concerns, 
neighboring residential uses, adequate security lighting and if it impacts the 
neighboring residents, positive and negative impacts on the community, General 
Plan, compliance findings, and codes the Commission must abide by.  

Commissioner Vivar made a motion to Deny Planning Application 22-08. 
Seconded by Commissioner Andrade.   
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The Commission discussed the motion including that the proposed development 
may not be compatible with residential units on the property and nearby, the 
potential negative impacts on the neighborhood, and that maintenance of the 
property should be done by the property owner. 

Vice Chair Toler made a substitute motion to approve Planning Application 22-08. 
Seconded by Commissioner Rojas.  

The Commission discussed the motion and added conditions to have the applicant 
come back to the Planning Commission if the 24-hour security condition is revised, 
and to require a parking attendant for three months and then after the three 
months, the staff will decide if the parking attendant will continue.  

MOVED/SECOND: Toler/Rojas 
MOTION: Approve staff’s recommendation.
The motion carried by the following roll call vote: 
Ayes: Ereth, Toler, Rojas  
Nays: Andrade, Vivar 
Absent: Klepack, Zich 
Abstain: None 
Motion carried: 3-2-2 

ACTION: The Planning Commission adopted 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 15301 (Class 
1) Existing Facilities; and 

2. Approve Planning Application 22-08 subject to the conditions of approval as 
contained in the Resolution. 

RESOLUTION PC-2024-09 - A RESOLUTION OF THE PLANNING 
COMMISSION OF THE CITY OF COSTA MESA, CALIFORNIA APPROVING 
PLANNING APPLICATION 22-08 FOR A STOREFRONT RETAIL CANNABIS 
BUSINESS WITH DELIVERY (NEWPORT WELLNESS) IN THE C1 ZONE AT 
2490 NEWPORT BOULEVARD 

The Chair explained the appeal process. 

OLD BUSINESS:

None. 

NEW BUSINESS:

1. FAIRVIEW DEVELOPMENTAL CENTER PROJECT UPDATE 
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Cecilia Gallardo-Daly, Assistant City Manager, Phayvanh Nanthavongdouangsy, 
Principal Planner, Karen Gulley and Suzanne Schwab from Placeworks, the City’s 
Consultant team presented the staff report. 

The Commission, Staff and Consultants discussed if there was a possible opportunity to 
increase the affordability percentage, feedback received by the public, community 
members asking for an advisory committee to be formed, state funding, project 
milestones, adding a bus stop, improvements to the ingress and egress of the site, 
pedestrian/transit compatibility, adding a community garden, adding a park with play 
structure, elimination of the helipad, possibility of a land swap to provide better access to 
the neighborhoods, existing utility services onsite, possible barriers that would hinder 
development, housing needs within the City and how that information is reflected in the 
draft report, community outreach events, and upcoming Joint Study Session with City 
Council.  

The Chair opened Public Comments. 

Speaker one expressed his support for a land swap. 

Jay Humphrey spoke on his support for a land swap. He spoke about density, 
development, and expressed his concerns about not gathering enough information from 
the public. He expressed his desire to see an advisory committee formed. 

Richard Huffman expressed his opinion on the public outreach thus far and requested 
that an advisory committee be established. 

Cynthia McDonald expressed her opinion on public outreach. She asked for more 
transparency in all matters relating to this item. She voiced her support for a land swap. 

The Chair closed Public Comments.  

The Commission, staff and consultant discussed the redundancy of forming an advisory 
committee, open space, density, stormwater infrastructure, car dependency, shared 
parking, greenbelt extending from the back bay, ingress, and egress. 

Chair Ereth made a motion to receive and file. Seconded by Commissioner Rojas.   

MOVED/SECOND: Ereth/Rojas 
MOTION: To Receive and File.
The motion carried by the following roll call vote: 
Ayes: Ereth, Andrade Toler, Rojas, Vivar 
Nays: None 
Absent: Klepack, Zich 
Abstain: None 
Motion carried: 5-0-2 
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DEPARTMENTAL REPORTS: 

1. Public Works Report – None.  

2. Development Services Report – None.   

CITY ATTORNEY’S OFFICE REPORT: 

1. City Attorney – None. 

ADJOURNMENT AT 9:55 PM

Submitted by: 

__________________________________ 
SCOTT DRAPKIN, SECRETARY 
COSTA MESA PLANNING COMMISSION 
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MEETING MINUTES OF THE CITY OF  
COSTA MESA PLANNING COMMISSION

April 8, 2024 

CALL TO ORDER 

Vice Chair Toler called the meeting to order at 6:02 p.m. 

PLEDGE OF ALLEGIANCE TO THE FLAG 

Vice Chair Toler led the Pledge of Allegiance. 

ROLL CALL 

Present: Vice Chair Russell Toler, Commissioner Angely Andrade, Commissioner 
Karen Klepack, Commissioner Jonny Rojas, Commissioner Vivar, 
Commissioner Jon Zich  

Absent:  Chair Adam Ereth 

Officials Present:  Assistant Director of Development Services Scott Drapkin, Planning and 
Sustainable Development Manager Bill Rodrigues, Assistant City Attorney 
Tarquin Preziosi, Principal Planner Phayvanh Nanthavongdouangsy, 
Assistant Planner Caitlyn Curley, City Engineer Seung Yang and 
Recording Secretary Anna Partida 

ANNOUNCEMENTS AND PRESENTATIONS:  

1. RECOGNITION OF COMMISSIONER VIVAR'S SERVICE ON THE PLANNING 
COMMISSION. 

Vice Chair Toler read and presented a proclamation commending Commissioner 
Vivar for his years of service on the Planning Commission. 

Vice Chiar Toler reordered the agenda to allow commissioner comments before 
public comment.  

PLANNING COMMISSIONER COMMENTS AND SUGGESTIONS:  

Vice Chair Toler thanked Commissioner Viviar for his time on the Planning Commission. 

Commissioner Klepack thanked Commissioner Viviar for his service on the Planning 
Commission.  

17



      CC-2 
UNOFFICIAL UNTIL APPROVED 

Minutes – Costa Mesa Planning Commission Meeting – April 8, 2024 - Page 2 

Commissioner Andrade thanked Commissioner Vivar for his time on the planning 
commission and stated that he would be missed. 

Commissioner Zich thanked Commissioner Vivar for his service and stated he will be 
missed.  

Commissioner Rojas stated Commissioner Viviar will be missed and thanked him for his 
service.  

Commissioner Vivar thanked the public, announced his recent marriage, thanked his 
family, his fellow Planning Commissioners, the City Council, and City Staff. He spoke 
about his time on the Planning Commission and his impact on the City.  

PUBLIC COMMENTS – MATTERS NOT LISTED ON THE AGENDA: 

Shirley McDaniels spoke against the Jamboree Housing Project located at the Senior 
Center site.   

Ralph Taboada thanked Commissioner Viviar for his service on the Planning 
Commission and for his service on the Active Transportation Committee.  

Speaker Three spoke against the Jamboree Housing Project located at the Senior 
Center site.  

Hank Castinetti thanked Commissioner Vivar for his service on the Planning 
Commission. 

CONSENT CALENDAR:  

No member of the public nor Commissioner requested to pull a Consent Calendar 
item. 

1. APPROVAL OF MEETING MINUTES: MARCH 11, 2024 

MOVED/SECOND: Toler/Rojas 
MOTION: Approve recommended action for Consent Calendar Item No. 1.  
The motion carried by the following roll call vote: 
Ayes: Toler, Andrade, Rojas, Klepack, Vivar, Zich 
Nays: None 
Absent: Ereth 
Abstain: None  
Motion carried: 6-0-1 

ACTION: Planning Commission approved the minutes of the regular meeting of the 
March 11, 2024.
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PUBLIC HEARINGS:  

None. 

OLD BUSINESS:

None. 

NEW BUSINESS:

1. 2023 ANNUAL REVIEW OF THE COSTA MESA 2015-2035 GENERAL 
PLAN 

Phayvanh Nanthavongdouangsy, Principal Planner, presented the staff 
report.   

Commission questions of staff included the pace of development activity, Jamboree 
Housing Project, future funding resources for Project Home Key,  tenant  protection 
program, tentative date for the City Council’s consideration of the Pedestrian Master 
Plan (PMP), specific grants available due to Pedestrian Master Plan, Accessory 
Dwelling Units (ADU) affordability determination,  how the term orderly growth is 
defined, parking requirement revision, and Rezoning  to accommodate the City’s 
Regional Housing Needs Allocation (RHNA) numbers.  

Vice Chair Toler opened Public Comments. 

Speaker One spoke against the Jamboree Housing project proposed to be built in the 
senior center parking lot due to the potential loss of parking. 

Vice Chair Toler closed Public Comments. 

Commissioner Vivar made a motion. Seconded by Commissioner Klepack.   

The Commission discussed the motion, including the amount of good work the 
Economic and Development Services Department has completed, the consistency of 
the city’s actions relative to its goals and objectives.  

MOVED/SECOND: Vivar/Klepack
MOTION: Approve staff’s recommendation.  
The motion carried by the following roll call vote: 
Ayes: Toler, Andrade, Rojas, Klepack, Vivar, Zich 
Nays: None
Absent: Ereth
Abstain: None
Motion carried: 6-0-1 
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ACTION: The Planning Commission recommended that the General Plan Annual 
Progress Report be sent to and approved by the City Council for submittal to both the 
State of California’s Office of Planning and Research (OPR) and Department of 
Housing and Community Development (HCD).

DEPARTMENTAL REPORTS: 

1. Public Works Report – Mr. Yang thanked Commissioner Vivar for his service on the 
Planning Commission. 

2. Development Services Report – Mr. Drapkin thanked Commissioner Vivar for his 
service on the Planning Commission. 

CITY ATTORNEY’S OFFICE REPORT: 

1. City Attorney – Mr. Preziosi thanked Commissioner Vivar for his service on the 
Planning Commission and congratulated him on his recent marriage. 

ADJOURNMENT AT 7:28 PM

Submitted by: 

__________________________________ 
SCOTT DRAPKIN, SECRETARY 
COSTA MESA PLANNING COMMISSION 
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 24-208 Meeting Date: 5/13/2024

TITLE:

DESIGN REVIEW PDES-24-0001 AND TENTATIVE PARCEL MAP 2023-187 FOR A TWO-UNIT
RESIDENTIAL SMALL LOT SUBDIVISION DEVELOPMENT AT 1022 WEST WILSON STREET

DEPARTMENT: ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/ PLANNING
DIVISION

PRESENTED BY: JEFFREY RIMANDO, ASSISTANT PLANNER

CONTACT INFORMATION: JEFFREY RIMANDO  714-754-5012
Jeffrey.Rimando@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 15303 (Class 3) New Construction or Conversion of Small Structures; and

2. Approve Design Review PDES-24-0001 and Parcel Map PTPM-24-0001 (Tentative Parcel
Map 2023-187), based on findings of fact and subject to conditions of approval.

Page 1 of 1
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PLANNING COMMISSION

AGENDA REPORT  
MEETING DATE:  May 13, 2024                      ITEM NUMBER: PH-1

SUBJECT: DESIGN REVIEW PDES-24-0001 AND TENTATIVE PARCEL MAP 
2023-187 FOR A TWO-UNIT RESIDENTIAL SMALL LOT SUBDIVISION 
DEVELOPMENT AT 1022 WEST WILSON STREET 

FROM:  ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/ 
PLANNING DIVISION 

PRESENTATION BY:     JEFFREY RIMANDO, ASSISTANT PLANNER 

FOR FURTHER 
INFORMATION 
CONTACT: 

JEFFREY RIMANDO  
714-754-5012 
Jeffrey.Rimando@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 15303 (Class 3) New Construction or 
Conversion of Small Structures; and 

2. Approve Design Review PDES-24-0001 and Parcel Map PTPM-24-0001 (Tentative 
Parcel Map 2023-187), based on findings of fact and subject to conditions of 
approval. 

APPLICANT OR AUTHORIZED AGENT 

The authorized agent and property owner is Grant Bixby of 1022 W Wilson LLC. 
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PLANNING APPLICATION SUMMARY 

Location: 1022 West Wilson Street Application Numbers: PDES-24-0001, PTPM-24-0001 
(TPM 2023-187) 

Request:   Design Review and Tentative Parcel Map for a residential small lot subdivision project consisting of 
two, two-story, detached single family dwelling units with attached two-car garages. Although 
included on the plans, detached accessory dwelling units (ADUs) would be added to the project 
site under separate permit at a future date. 

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

Residential, Medium Density) 
  North: R2-MD 

General Plan:   Medium Density Residential   South: R2-MD 

Lot Dimensions:  106 FT x 102 FT    East: R2-MD 

Lot Area:   10,817 SF   West: R2-MD 
Existing 
Development:   

Existing single-family dwelling (to be demolished). 

DEVELOPMENT STANDARDS COMPARISON 

Development Standard Small Lot Standards Proposed/Provided 
Lot Size 
     Lot Width N/A Approx. 106 feet 
     Lot Area N/A Parcel 1: 5,502 square feet 

Parcel 2: 5,315 square feet 
Density/Intensity 
     DUs / AC (Residential) 1 DU/ 3,630 SF of Lot Area,  

2 units maximum allowed 
1 DU/min. 5,000 SF lot with 1 unit 

on each lot; 2 units total1 

Building Height 
2 stories / 27 FT 2 stories / 25 FT 9 IN 

Building Coverage 
     Building Footprint N/A 5,096 SF 
     Driveways and Parking  N/A 800 SF  
     Overall Open Space 35% of development area 4,958 SF (45.8%) 
     Private Open Space 200 SF / Min. 10 FT Unit 1: 933 SF / Min. 10 FT 

Unit 2: 903 SF / Min. 10 FT 
Residential Design Guidelines 
     2nd floor to 1st floor ratio Maximum 100% Unit 1: 71% 

Unit 2: 71% 
Development Lot Building Setbacks 
     Front 20 FT 20 FT 
     Side (left / right) 5 FT / 5 FT 10 FT / 5 FT 
     Rear Main Buildings – 15 FT 

ADUs – 4 FT 
Main Buildings – 34 FT 

ADUs – 4 FT 
     Distance Between Main Buildings 6 FT 6 FT min. 
     Roof or Eaves Overhang Projections 2 FT 6 IN (Side) 

5 FT (Front/Rear) 
1 FT(Right Side) 

4 FT / 1 FT 
Parking 
     Garage 2-car garage per unit 2-car garage/unit (4 spaces) 
     Open 2 spaces per unit 2 spaces/unit (4 spaces) 
          TOTAL: 8 spaces 8 spaces 
CEQA Status Exempt per CEQA Guidelines Section 15315 (Minor Division of Land) and Section 15303 

(New Construction or Conversion of Small Structures) 
Final Action Planning Commission 
1 Pursuant to California Government Code Section 65852.2(a)(C), ADUs do not count toward density. 
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BACKGROUND 

The subject property is a 10,817-square-foot lot that is located on the southwest side of 
Rochester Street, between Newport Boulevard and Orange Avenue. The property is 
zoned Multi-Family Residential District, Medium Density (R2-MD) and has a General Plan 
land use designation of Medium Density Residential. The project site is currently 
developed with a single-family dwelling that was originally constructed in 1949 (see the 
below Exhibit 1). The surrounding neighborhood contains a mixture of single-family and 
multi-family residential units.  

Exhibit 1 – Existing Property Street View 

DESCRIPTION

The project includes a request for approval of a Design Review Planning Application 
(PDES-24-0001) and a Tentative Parcel Map 2023-187 (Application Number PTPM-24-
0001). Approval of the applications would allow the demolition of the existing single-
family dwelling for the subdivision of the property into two lots for the construction of two 
new single-family dwelling units (one unit on each lot). Subject to a separate permit, the 
applicant would also construct a detached accessory dwelling unit (ADU) in the rear 
yard of each parcel (two ADUs total). 

Section 13-42.2 of the Costa Mesa Municipal Code (CMMC) requires that residential 
small lot subdivisions be processed through a “Design Review” application in addition to 
a tentative parcel map. The final review authority for the project is the Planning 
Commission. 
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Exhibit 2 – Parcel Map Site Plan 

ANALYSIS 

Residential Small Lot Subdivision

Pursuant to CMMC Section 13-42.1, a residential small lot subdivision is allowed in multi-
family residential districts, and is intended to provide flexible development standards to 
promote a wider range of homeownership opportunities in the City. Pursuant to CMMC, 
small lot subdivisions shall be processed according to the City’s “Design Review” and 
State Subdivision Map Act procedures. 

The CMMC requires that the maximum density of a small lot subdivision is the same as 
the underlying zoning district (R2-MD Multiple-Family Residential, Medium Density District) 
and required development standards are specified pursuant to CMMC Section 13-
42.3(b)(1-6). The R2-MD Multiple-Family Residential District, Medium Density is intended 
to promote the development of multi-family rental as well as ownership dwelling units. The 
maximum density allowed is one unit for every 3,630 square feet of lot area, which equals 
12 dwelling units per gross acre. 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 is designed in compliance with the City’s Residential 
Small Lot Subdivision development standards, which allows for one unit on each of the 
proposed lots. 
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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 7’ - 0”, which exceeds the minimum 
standard of six feet. Table 1 below provides a summary description of each proposed unit. 

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 
Spaces 

(Garage/Open)

Lot Area 

West 
Home

1,664 SF 1,182 SF 0.71 4 3 Full 2/2 5,502 
SF

East 
Home

1,664 SF 1,182 SF 0.71 4 3 Full 2/2 5,315 
SF

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 (see the below Exhibit 
3). Each unit is proposed to provide adequate space for three trash containers within the 
proposed garages and would not encumber required parking spaces. 

Exhibit 3 – Open Space Plan 
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Additionally, the City’s Residential Small Lot Subdivision Ordinance (pursuant to CMMC 
Section 13-42.3) also requires the following, which Staff is recommending as Conditions of 
Approval Nos. 17, 18 and 19: 

1. Common Space Care and Maintenance. The developer of the project shall 
submit certain documents, such as a plan or manner of permanent care and 
maintenance of any project open spaces, recreational areas and commonly used 
areas/facilities, for review by the Planning Division and the City Attorney’s Office as 
applicable; 

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

3. CC&Rs. The developer shall provide a declaration of covenants that includes a 
homeowners association (HOA) or other maintenance association that requires 
membership of each new and successive property owner(s), provisions to manage 
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. 

Parking and Circulation

Each unit is proposed to include an attached two-car garage and two open parking spaces 
which is required specifically by the City’s Small Lot Subdivision Standards (see the below 
Table 2). All open parking spaces are located directly adjacent to the proposed garages 
and are surrounded by landscaped areas.  

Table 2 - Parking Requirements 
Requirement Proposed

Garage Parking Spaces 4 spaces (2 per unit) 4 spaces
Open Parking 2 spaces (2 per unit for 

three or more bedroom units
4 spaces 

The project complies with the minimum small lot subdivision driveway standards, including 
driveway length and width. In addition, the CMMC requires that all parking and driveways 
consist of decorative concrete, pavers, or other material subject to review by the 
Development Services Director. Condition of Approval (COA) No. 16 is included to ensure 
driveway material compliance, to be approved prior to issuance of a building permit. 
Pursuant to CMMC Section 13.42.3(b)(3)(a), each parcel is provided adequate driveway 
and walkways that are connected to the public sidewalk. 
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Residential Design Guidelines

The proposed small lot residential project has been designed with modern farmhouse 
design features (see the below Exhibit 4).  

Exhibit 4 – Front Building Elevations 

Small lot Subdivision are subject to the City’s Design Review Procedures which requires 
compliance with the City’s Residential Design Guidelines. The proposed design meets the 
intent of the City’s Residential Design Guidelines as follows: 

 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 elevations for the proposed homes include multiple building 
planes and varied roof forms including multi-faced gables. The elevations also 
include varied facades and articulations with stucco plaster and vertical siding. 

 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 are 2,266 square feet each and the proposed second story 
setbacks along the right (west) and left (east) 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 plan, varying roof types and materials. Building materials 
include stucco plaster and vertical siding and shingle and standing seam metal 
roofing. 

 Window Placement: Consideration for design and privacy has been provided in 
locating the windows on the property. The provided “line of sight study” (Plan A-7.0) 
demonstrates that first story windows are located 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 west and east are located without direct views into the neighboring 
properties. 
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 Consistency in Architectural Design: The proposed design includes modern 
farmhouse features with materials and finishes that remain durable and require 
minimal maintenance. In addition, each façade features a variety of overhangs, 
materials, and roof forms, which provides visual interest and façade articulation. 

The immediately surrounding neighborhood features a diverse collection of architectural 
styles including other residences with modern and eclectic influences, and residences with 
craftsman features, cape cod eclectic styles and traditional styles (see the below Exhibit 
5). 

Exhibit 5 – Neighboring Property Street View Examples 

Fences and Walls 

Pursuant to CMMC Section 13-75, the project includes a six-foot high block wall around 
the perimeter of the proposed development lot between the existing developments to the 
east, west and south. Within the required front setback area, the block wall will be reduced 
to a maximum height of three feet in the southern portion of the lot and 2’ – 6” in the 
northern portion of the lot. 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 
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and approval of the Planning Division and may 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 1,639 square feet of 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)

12 

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

218 

Groundcover 
coverage 

70% with the remaining area to 
incorporate uncontaminated 

compost/mulch

71% 

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 (see Exhibits 6 and 7 which shows the 
proposed landscape plans for Parcel 1 and Parcel 2).  

Exhibit 6 – Landscape Plans for Parcel 1
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Exhibit 7 – Landscape Plans for Parcel 2

Lighting is also required to be provided in all parking areas, vehicular access areas, and 
on major walkways. The project is conditioned to have the applicant 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.  
Currently, utility poles are located along the public right-of-way; however, COA No. 13 
requires that any new backflow preventers or related equipment be installed outside of the 
front landscape setback and be screened from view from any location on- or off-site. As 
required by the CMMC, all utility meters shall be screened from view from the public right 
of way and neighboring properties. COA No. 28, 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 
existing infrastructure is not adequate. The plan will be reviewed by both the City’s 
Building Division and Public Works Department. Existing sidewalk is located along Wilson 
Street at this location and the application plans show that a new four-foot sidewalk will be 
installed with the site developments. 

Accessory Dwelling Units 

Each property would feature an approximate 884 square-foot ADU, with two bedrooms. 
Pursuant to CMMC Section 13-35(d)(1), any application for an ADU that meets the 
requirements of the ADU Ordinance shall be approved without a public hearing. The ADUs 
are shown on the plans for reference purposes only and would be reviewed separately as 
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a ministerial issuance of building permits. Pursuant to CMMC Section 13-35(b)(4)(a), 
single-family dwelling properties are eligible to construct up to one detached ADU on each 
parcel with new development. The proposed ADUs comply with all requirements of the 
ADU Ordinance including setbacks, unit size, number of units, and height.  

Tentative Parcel Map 2023-187 

The proposed tentative parcel map would subdivide a 10,817-square-foot parcel into two 
parcels of 5,502 square feet and 5,315 square feet respectively, which complies with the 
R2-MD Multiple-Family Residential, Medium Density District maximum density of one unit 
per 3,630 square feet of lot area. The newly created parcels would be generally 
rectangular in shape and are configured side-by-side with individual driveway aprons 
providing access from Wilson Street to each parcel. A five-foot wide utility easement is 
provided along the left-hand side of the west parcel.  

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.” 
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After careful consideration of the proposed development, staff believes that none of the 
above findings for denial can be made, as indicated further in the “Findings” section of this 
report. Therefore, staff supports the subdivision. 

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 3,630 
square feet for the R2-MD zone and is consistent with 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. 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 
complies with the City’s Residential Design Guidelines, and CMMC 
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 one single-family 
residential ownership unit and constructing two detached, single-family 
residential ownership units on individually-owned lots. Because the project 
consists of a parcel map that creates an opportunity for an additional 
ownership housing unit, the project 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 project would redevelop a residential property that 
contains one unit built in 1949. The proposed project would construct two 
units with high quality designs and landscaping. The front unit is oriented 
toward the street and features a Juliette balcony and entry porch area 
facing the public right of way to improve the streetscape and overall 
neighborhood pedestrian scale. As a result, the project complies with the 
Objective. 
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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: The project would be located in an established residential 
neighborhood, would increase the total number of housing units by one 
and increase the total opportunities for individual housing ownership in the 
City. The project would not negatively affect surrounding residential 
properties as privacy impacts have been considered in the development of 
the project and the proposed development will improve streetscape 
aesthetics. 

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 the 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 parcel map would allow for redevelopment of an 
existing parcel; and improve and maintain quality of environment and the 
neighborhood by improved architecture, aesthetics, 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 3,630 square feet of lot area. The project design 
would also comply with all other development standards for a residential small lot 
subdivision. Lastly, the project would provide an additional housing unit consistent 
with satisfying the City’s required Regional Housing Needs Assessment (RHNA). 

 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 of 12 dwelling 
units per acre. The Tentative 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.  
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 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 existing property is already developed for residential purposes. The property is 
flat, located within an established residential neighborhood and suitable to 
accommodate two residential units. The size of the lot is also suitable since the 
proposed development meets all applicable development standards including, 
setbacks, parking, and open space. The parcel map proposes to subdivide a parcel 
into two lots that does not exceed the minimum R2-MD maximum density of one 
dwelling unit for 3,630 of lot area. Adequate infrastructure exists to serve the 
proposed project and the project will not result in the loss of any habitat, result in a 
negative impact on the environment as a whole 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 project would meet the applicable small lot development standards including 
minimum open space. The project provides 45.8 percent open space for the overall 
development and each unit will have over 200 square feet of private open 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 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 utility agencies’ rights–of-way or easements.  

 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 onsite residential unit. 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 
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construction-related activities, which will specify the Best Management Practices 
(BMPs) 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 proposes a maximum density of one dwelling unit per 3,630 square feet 
of lot area, which is consistent with the maximum allowable density for the R2-MD 
zone and the Medium Density Residential General Plan land use designation. The 
project complies with all other 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 eaves and overhangs in 
order to provide visual interest from the street. The exterior materials include a 
combination of primarily stucco and vertical siding as an accent. The landscaping 
throughout the project provides larger and more trees than required by the Municipal 
Code. To avoid a boxy two-story appearance, articulation is provided by varying roof 
forms, wall planes, and exterior materials. The project will not result in privacy 
impacts to the surrounding residences based on the proposed window 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-to-two-story residential properties. The 
abutting properties to the east and west also consist of two-story residential 
development. In addition, the second-story design proposes a second-to-first floor 
ratio in compliance with the design guidelines with articulation on both roof forms 
and wall planes. 

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 for the tentative parcel map application, and Section 15303 (Class 3), 
New Construction or Conversion of Small Structures for the design review application.  
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Under Class 15, the division of property in urbanized areas is exempt from the 
provisions of CEQA if the subdivision: is zoned for residential use, is being subdivided 
into four or fewer parcels, conforms with the General Plan and Zoning Code, is 
accessible and serviceable by utilities, 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 aforementioned 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 proposes lot areas and dimensions in compliance with 
zoning requirements, and proposes a density below the allowed General Plan Land 
Use Density (12 units per acre); 

 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; and 

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

Under Class 3, a project is exempt from the provisions of CEQA if it includes the 
construction or conversion of less than three new single-family residences in an 
urbanized area. The proposed project meets this requirement in that it includes the 
replacement of an existing single-family residence with two new single-family 
residences in an urban area.  

Furthermore, none of the exceptions that bar the application of a categorical exemption 
pursuant to CEQA Guidelines Section 15300.2 applies. Specifically, the project would 
not result in a cumulative environmental impact; would not have a significant effect on 
the environment due to unusual circumstances; would not result in damage to scenic 
resources; is not located on a hazardous site or location; and would not impact any 
historic resources. According to the City-Wide Historic Resources Survey for the City of 
Costa Mesa (Attachment 6), the property was acknowledged as ineligible for listing in 
the National Register.  

ALTERNATIVES

Planning Commission alternatives include the following: 

1. Approve the project with modifications.  In consideration of any required findings or 
design criteria, the Planning Commission may suggest specific project changes. If 
any of the additional requested changes are substantial, the hearing would 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. 

2. 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 

37



-17- 

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.  

Pursuant 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 also make the following 
written findings for denial: 

 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 

 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 May 13, 2024 Planning Commission meeting 
will be provided separately.  

CONCLUSION 

Approval of the project would allow the subdivision of one lot into two lots, and the 
development of two detached single-family dwellings, one on each lot, on an R2-MD 
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zoned property. The project is consistent with the General Plan and Zoning Code in 
regard to density, setbacks and development standards. The project would enhance the 
mix of housing types within the neighborhood, increase home ownership opportunities 
in the City, and is a neighborhood compatible development proposed in a mixture of 
existing single and multifamily homes that are one to two stories in height. Therefore, 
staff recommends approval of the project.  
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RESOLUTION NO. PC-2024 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF COSTA MESA, CALIFORNIA APPROVING DESIGN 
REVIEW PDES-24-001 AND TENTATIVE PARCEL MAP 2023-
187 FOR A TWO-UNIT RESIDENTIAL SMALL LOT 
SUBDIVISION DEVELOPMENT AT 1022 WEST WILSON 
STREET  

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

AND DECLARES AS FOLLOWS: 

WHEREAS, Design Review Application PDES-24-0001 was filed by property owner 

Grant Bixby, requesting approval of the following: Design Review and Tentative Parcel 

Map for a proposed residential small lot subdivision project. The project proposes to 

demolish the existing single-family residential unit, 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 2023-187. 

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

13, 2024 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 Section 15315 (Class 15), for Minor Land Divisions and Section 15303 (Class 3), for 

New Construction or Conversion of Small Structures. 

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 Design Review Application PDES-24-

0001 and Tentative Parcel Map 2023-187 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 Design Review Application PDES-24-0001 

and Tentative Parcel Map 2023-187 and upon applicant’s compliance with each and all of 

ATTACHMENT 1
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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 13th day of May, 2024.

Adam Ereth, 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-2024- __ was passed and adopted 
at a regular meeting of the City of Costa Mesa Planning Commission held on May 13, 2024 
by the following votes: 

AYES:  COMMISSIONERS 

NOES: COMMISSIONERS 

ABSENT: COMMISSIONERS 

ABSTAIN: COMMISSIONERS 

Scott Drapkin, Secretary 
Costa Mesa Planning Commission 

Resolution No. PC-2024-__
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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 Finding: 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 parcel 
map would allow for redevelopment of an existing parcel; and improve and 
maintain quality of environment and the neighborhood by improved architecture, 
aesthetics, 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 
3,630 square feet of lot area. The project design would also comply with all other 
development standards for a residential small lot subdivision. Lastly, the project 
would provide an additional housing unit consistent with satisfying the City’s 
required Regional Housing Needs Assessment (RHNA). 

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 of 12 dwelling units per acre. The Tentative 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 existing property is already developed for 
residential purposes. The property is flat, located within an established residential 
neighborhood and suitable to accommodate two residential units. The size of the 
lot is also suitable since the proposed development meets all applicable 
development standards including, setbacks, parking, and open space. The parcel 
map proposes to subdivide a parcel into two lots that exceed the minimum R2-
MD zone lot sizes (5,000 square feet), and both lots are in compliance with the
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R2-MD zone maximum density of one dwelling unit for 3,630 of lot area. Adequate 
infrastructure exists to serve the proposed project and the project will not result 
in the loss of any habitat, result in a negative impact on the environment as a 
whole or require extensive infrastructure improvements to provide service to the 
site.  

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 to take advantage of 
shade and prevailing breezes. The project provides 45.8 percent open space for 
the overall development and each unit will have over 200 square feet of private 
open 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. 

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 utility 
agencies’ rights–of-way or easements. The project will improve pedestrian 
accessibility with the inclusion of a new three-foot sidewalk easement to allow for 
an increase in 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 onsite residential unit. 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. 
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B. The proposed project complies with Costa Mesa Municipal Code Section 13-
29(g)(14), Findings for Design Review because: 

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 Finding: The project proposes a maximum density of one 
dwelling unit per 3,630 square feet of lot area, which is consistent with the 
maximum allowable density for the R2-MD zone and the Medium Density 
Residential General Plan land use designation. The project complies with all other 
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 eaves and overhangs in order to provide 
visual interest from the street. The exterior materials include a combination of 
primarily stucco and vertical siding as an accent. The landscaping throughout the 
project provides larger and more trees than required by the Municipal Code. To 
avoid a boxy two-story appearance, articulation is provided by varying roof forms, 
wall planes, and exterior materials. The project will not result in privacy impacts 
to the surrounding residences based on the proposed window 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-to-
two-story residential properties. In addition, the second story design proposes a 
second-to-first floor ratio in compliance with the design guidelines with articulation 
on both roof forms and wall planes. 

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 for the tentative parcel map application, and Section 
15303 (Class 3), New Construction or Conversion of Small Structures for the design 
review application.  

Under Class 15, the division of property in urbanized areas is exempt from the 
provisions of CEQA if the subdivision: is zoned for residential use, is being 
subdivided into four or fewer parcels, conforms with the General Plan and Zoning 
Code, is accessible and serviceable by utilities, was not involved in a division of a 
larger parcel within the previous two years, and has an average slope less than 20 
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percent. The proposed project meets the aforementioned 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 proposes lot areas and dimensions in compliance with 
zoning requirements, and proposes a density below the allowed General Plan 
Land Use Density (12 units per acre); 

 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; and 

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

Under Class 3, a project is exempt from the provisions of CEQA if it includes the 
construction or conversion of less than three new single-family residences in an 
urbanized area. The proposed project meets this requirement in that it includes the 
replacement of an existing single-family residence with two new single-family 
residences in an urban area.  

Furthermore, none of the exceptions that bar the application of a categorical 
exemption pursuant to CEQA Guidelines Section 15300.2 applies. Specifically, the 
project would not result in a cumulative impact; would not have a significant effect on 
the environment due to unusual circumstances; would not result in damage to scenic 
resources; is not located on a hazardous site or location; and would not impact any 
historic resources. According to the City-Wide Historic Resources Survey for the City 
of Costa Mesa (Attachment 6), the property was acknowledged as ineligible for listing 
in the National Register.

D. The project is subject to a traffic impact fee, pursuant to Chapter XII, Article 3 
Transportation System Management, of Title 13 of the Costa Mesa Municipal Code. 
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EXHIBIT B 

CONDITIONS OF APPROVAL  

Plng. 1. Approval of Design Review PDES-24-0001 and Tentative Parcel Map No. 2023-
187 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. The conditions of approval for PDES-24-0001 and Tentative Parcel Map No. 
2023-187 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. 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.  Prior to issuance of a building 
permit, applicant shall provide a window placement study demonstrating 
compliance with this condition.

4. The final subdivision map shall be recorded with the County prior to the issuance 
of grading permits or building permits for the proposed development. 

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 building permits, the Developer shall pay a park impact fee 
or dedicate parkland to meet the demands of the proposed development. 

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

11. 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 show undisrupted access to other 
properties on the Alley and shall ensure that trash facilities are accessible at the 
south end of the Alley.  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.

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

13. 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.

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

15. 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. 

16. All driveways and parking areas shall be finished with decorative stamped 
concrete or pervious pavers. The final landscape concept plan shall indicate the 
landscape palette and the design/material of paved areas, and the 
landscape/hardscape plan shall be approved by the Planning Division prior to 
issuance of building permits.

17. Prior to the issuance of building permits, 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. 

18. 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.  

19. 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.  

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

21. 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.   
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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.

22. The applicant shall contact the Planning Division to arrange a Planning inspection 
of the site prior to the release of occupancy/utilities.  This inspection is to confirm 
that the conditions of approval and code requirements have been satisfied. 

23. Prior to issuance of Certificate of Occupancy (C of O) 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. 

24. All utilities servicing irrigation, project lighting 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.

25. 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.

26. 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.

27. Prior to the issuance of Building Permits, 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.

28. Prior to building permit issuance, the applicant shall submit a comprehensive 
utilities plan that shows utility design, undergrounding and required 
dedications/easements. The plan will be reviewed by both the City’s Building 
Division and Public Works Department. 

TRANS 29. Fulfill mitigation of off-site traffic impacts when issuing a building permit by 
submitting to the Transportation Division the required Traffic Impact Fee 
according to the prevailing schedule of charges adopted by the City Council.  The 
Traffic Impact Fee is calculated based on the average daily trip generation rate 
of 9.43 trip ends per dwelling unit for the proposed project. It includes a credit for 
any previously existing use.  At the current rate, the Traffic Impact Fee is 
estimated at $2,009.25. NOTE:  The Traffic Impact Fee will be recalculated at the 
time of issuance of building permits based upon any changes in the prevailing 
schedule of charges adopted by the City Council and in effect at that time. 

CODE REQUIREMENTS  
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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.

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. Placement of mechanical equipment shall comply with Zoning Administrator 
Determination No. 17-02.  

11. 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.

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

13. A minimum 20-foot by 20-foot clear inside dimension shall be provided for the 
two-car garages, with minimum garage door width 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. 14. Comply with the applicable adopted California Residential Code, California 
Electrical Code, California Mechanical Code, California Plumbing Code, 
California Green Building Standards, California Energy Code, and California 
Code of Regulations also known as the California Building Standards Code as 
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amended by the City of Costa Mesa at the time of plan submittal or permit 
issuance. 

15. If soil contamination exists, then remediation plans shall be submitted to both 
the Building Division and the County of Orange for review, approval and issuing 
a permit. Building permit(s) shall not be issued until the soil is certified as clean 
and usable by a Soil’s Engineer.  

16. Plans shall be prepared under the supervision of a registered California Architect 
or Engineer. Plan shall be stamped and signed by the registered California 
Architect or Engineer. 

17. All new single-family residential construction shall be:  
- Energy storage system (ESS) ready comply with the following: [T-24 150.0(s)]
- All new single-family residential building shall have photovoltaic system install 
prior to final inspection. [T-24 150.1(c)14] 
- Electrically ready for heat pump, cooktop, and clothes dryer. [T-24 150.0(t), 
150.0(u)] 
- Building shall be EV ready. [CGC 4.106.4] 

18. Residential building shall be equipped with fire sprinkler system.
19. Construction/ improvements that encroach within Public Utility Easements shall 

require written approvals from the utility companies associated with that 
easement.

20. 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. 

21. Submit a precise grading plans, an erosion control plan and a hydrology study. 
A precise grading plan shall not be required if any of the following are met:  1- 
An excavation which does not exceed 50 CY on any one site and which is less 
than 2 ft in vertical depth, or which does not create a cut slope greater than 1 
½:1 (excluding foundation area).  2- A fill less than 1 foot in depth placed on 
natural grade with a slope flatter than 5:1, which does not exceed 50 CY on any 
one lot and does not obstruct a drainage course.  3- A fill less than 3 ft in depth, 
not intended to support structures, which does not exceed 50 CY on any one lot 
and does not obstruct a drainage course.  Prior to issuing the Building permit, 
the rough grading certificate shall be submitted to the Building Division. 

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

23. Lots 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.

Eng. 24. 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 and the limits of work on the site, 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.   

25. 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.
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26. 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.

27. 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.

28. Obtain a permit from the City of Costa Mesa, Engineering Division, at the time 
of development and then construct P.C.C. driveway approaches 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.   

29. 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.

30. Fulfill Drainage Fee requirements per City of Costa Mesa Ordinance No. 06-19 
prior to approval of Final approval of Plans.

31. In order to comply with the 2003 Drainage Area Management Plan (DAMP), the 
proposed Project shall prepare a Water Quality Management Plan conforming 
to the Current National Pollution Discharge Elimination System (NPDES) and 
the Model WQMP, prepared by a Licensed Civil Engineer or Environmental 
Engineer, which shall be submitted to the Department of Public Works for review 
and approval. 
      a) A WQMP (Priority or Non-Priority) shall be maintained and updated as 
needed to satisfy the requirements of the adopted NPDES program.  The plan 
shall ensure that the existing water quality measures for all improved phases of 
the project are adhered to. 

b) Location of BMPs shall not be within the public right-of-way.
32. Two copies of the Final Map and one copy of the Property Boundary closure 

calculations shall be submitted to the City of Costa Mesa Engineering Division 
for checking. 

33. Submit updated Title Report of subject property.
34. The Parcel Map shall be developed in full compliance of CCMMC Sec. 13-208 

through 13-261 inclusive. 
35. Release and relinquish all vehicular and pedestrian access rights to Wilson 

Street to the City of Costa Mesa except at approved locations. 
36. Submit seven copies, one duplicate mylar and an electronic copy of recorded 

map or signed plan to Engineering Division, City of Costa Mesa, prior to 
occupancy. 

37. Prior to recordation of a final map, the surveyor/engineer preparing the map shall 
tie the boundary of the map into the Horizontal Control System established by 
the County Surveyor and shall submit to the City Engineer and the County 
Surveyor a digital-graphic file of said map in a manner described in Subarticle 
11/12, Sections 7-9-330/7-9-337 of the Orange County Subdivision Code.

38. Survey Monuments shall be preserved and referenced or set pursuant to Section 
8771 of the Professional Land Surveyors Act and Business and Professional 
code.

39. Submit cash deposit or surety bond to guarantee monumentation prior to 
approval of the map.  Amount to be determined by City Engineer.

Fire 40. Comply with the requirements of the 2022 California Fire Code, including the 
reference standards, as adopted and amended by Costa Mesa Fire & Rescue. 
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41. Install a NFPA 13D fire protection system for single family dwellings.
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IV. RESULTS OF SURVEY

A. OVERVIEW

The research conducted and analysis profortned resulted in the identification of buildings
that have been evaluated and classified according to the California Office of Historic Preservation
categories 1 through 7 previously discussed. The following evaluation codes were found to apply
to one or more surveyed properties and appear on the DPR 523 forms: 

2S2 Determined eligible for separate listing in the National Register through a
consensus determination by a federal agency and the State Historic Preservation
Officer. 

3S Appears eligible for separate listing in the National Register. 

5S1 Not eligible for the National Register but of local interest because the property is
eligible for separate designation under an existing local ordinance. 

5D1 Not eligible for the National Register but of local interest because the property is
a contributor to a fully documented district that is eligible for designation as a local

historic district under an existing local ordinance. 

5S3 Not eligible for the National Register but of local interest because the property is
not eligible for separate designation under an existing local ordinance, but is
eligible for special consideration in the local planning process. 

6Z1 Found ineligible for listing in the National Register with no potential for any
listing. 

B. RESOURCES LISTED IN OR ELIGIBLE FOR THE NATIONAL REGISTER

One property in the survey area is currently listed as eligible for the National Register. 
This property is the Station Master' s House located at 1900 Adams Avenue. 

City -Wide Historic Resources Survey & City of Costa Mesa
PCR Services Corporation

Pzge 29
July 1999
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CITY OF COSTA MESA ' J
CITY-WIDE HISTORIC RESOURCES SURVEY (PRELIMINARY) RESULTS I

All Pre-1954 Properties) 

tl_ y
1' 

1

2612 WILLO LANE 439- 112- 14 54 SFR 6Z1

2613 WILLO LANE 439. 112-07 54 SFR 6Z1

2614 WILLO LANE 439- 112- 13 54 SFR 6Z1

2615 WILLO LANE 439-112-08 54 SFR 6Z1

2616 WILLO LANE 439-112- 12 54 SFR 6Z1

26171 WILLO ILANE 439-112-09 54 SFR 6Z1

26181 WILLO ILANE 439- 112- 11 53 SFR 6Z1

2619 WILLO LANE 439- 112- 10 54 SFR 6Z1

114 WILSON STREET EAST 439. 272-08 33 MFR 6Z1

128 WILSON STREET FAST 439- 272- 10 48 SFR 6Z1

134 WILSON STREET EAST 439-272- 11 52 SFR 6Z1

141 WILSON STREET EAST 1 439- 271- 26 46 tSFR 6Z1

159 WILSON STREET EAST 439-261- 19 47 JSFR 6Z1

164 WILSON STREET EAST 439-262-02 53 MFR 6Z1

165 WILSON STREET EAST 439- 261- 18 40 SFR 6Z1

169 WILSON STREET EAST 439-261- 17 48 MFR 6Z1

172 WILSON STREET EAST 439-262- 03 46 SFR 6Z1

179 WILSON STREET FAST 439-261. 15 46 SFR 6Z1

183 WILSON STREET EAST 439- 261- 14 46 MFR 6Z1

187 WILSON STREET EAST 439-261- 12 51 SFR 6Z1

371 WILSON STREET WEST 419-061- 02 54 SFR 6Z1

591 WILSON STREET WEST 422- 191- 02 26 SFR 5S3

595 WILSON STREET WEST 422- 191- 01 30 SFR 5S3

645 WILSON STREET WEST 422- 182- 02 44 SFR 6Z7

694 WILSON STREET WEST 422- 153- 24 41 SFR 6Z1

889 WILSON STREET WEST 422- 391- 01 54 SFR 6Z1

940 WILSON STREET WEST 422- 353-28 53 ISFR 6Z1

956 WILSON STREET WEST 422-353- 32 54 SFR 6Z1

10081 WILSON STREET WEST 422- 051- 07 54 SFR 6Z1

1010 WILSON STREET WEST 422- 051- 06 54 SFR 6Z1

1022 WILSON STREET WEST 422-051- 05 49 SFR 6Z1

1035 WILSON STREET WEST 422- 071- 01 53 SFR 6Z1

1041 WILSON STREET WEST 422- 071- 02 53 SFR 6Z1

1047 WILSON STREET WEST 422-071- 04 53 SFR 6Z7

1049 WILSON STREET WEST 422-071- 05 1 52 jSrR Jul
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 2 HOMES & 2 ADU
SMALL LOT ORDINANCE

03/07/2024 -

10,817  S.F. (.25 ACRES)
PARCEL EAST AREA: 5,315 S.F.

LAND USE : RESIDENTIAL, MULTI-FAMILY
TOTAL BUILDING AREA : 3,150 S.F. X 2 = 6,300 S.F.

PARCEL NUMBER : (APN) 422-051-05

PARCEL WEST AREA: 5,502 S.F.

ENCLOSED PARKING SPACES 2   (20X20 MIN)
PARCEL EAST PARKING SUMMARY: 

OPEN PARKING SPACES 

TOTAL PARKING SPACES :    

2

4

ENCLOSED PARKING SPACES 2
PARCEL WEST PARKING SUMMARY :

1ST FLR            2ND FLR            TOTAL 

884  S.F.     2BR / 2B

PROPOSED FLOOR AREA WEST UNIT SUMMARY :

SFR:
ADU:
TOTAL :

1,084  S.F.         1,182 S.F.          2,266 S.F.     4BR / 3.5 B  
884  S.F.

3,150  S.F.  PLUS 580 S.F. GARAGE

1ST FLR            2ND FLR            TOTAL 

884  S.F.     2BR / 2B

45.8% 4,958 / 10,817OPEN SPACE OVERALL:

45.4% 2,415 / 5,315OPEN SPACE EAST:

46.4% 2,553 / 5,502OPEN SPACE WEST:

DRAWING INDEX

ARCHITECTURE
A-1.0 SITE PLAN
A-2.1 FIRST FLOOR PLAN -  EAST HOUSE
A-2.2 FIRST FLOOR PLAN -  WEST HOUSE
A-3.1 SECOND FLOOR PLAN -  EAST HOUSE
A-3.2 SECOND FLOOR PLAN -  WEST HOUSE
A-4.1 ROOF PLAN - EAST HOUSE
A-4.2 ROOF PLAN - WEST HOUSE
A-5.1 EXTERIOR ELEVATIONS - EAST HOUSE
A-5.2 EXTERIOR ELEVATIONS - WEST HOUSE
A-6.0 ADU FIRST FLOOR PLAN AND ELEVATIONS
A-7.0 LINE OF SIGHT STUDY
A-7.1 OPEN SPACE STUDY

LANDSCAPE
L1.1 WEST LOT LANDSCAPE PLAN
L1.2 EAST LOT LANDSCAPE PLAN

CIVIL
1 TITLE SHEET, GRADING NOTES, ETC.
2 GRADING PLAN, SECTIONS, DETAILS, ETC.
3 EROSION CONTROL PLAN
4 DEMOLITION PLAN / SURVEY
5 SOILS REPORT RECOMMENDATIONS

LEGAL DESCRIPTION
LOT 20 OF TRACK NO. 402, IN THE CITY OF COSTA MESA, COUNTY OF ORANGE,
STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 19, PAGE 23,
MISCELLANEOUS MAPS, IN THE OFFICE OF THE COUNTY RECORDED OF SAID
COUNTY

VICINITY MAP
ALL WORK TO CONFORM TO:
2022 CALIFORNIA BUILDING CODE
2022 CALIFORNIA RESIDENTIAL CODE
2022 CALIFORNIA MECHANICAL CODE
2022 CALIFORNIA PLUMBING CODE
2022 CALIFORNIA ELECTRICAL CODE
2022 CALIFORNIA GREEN BUILDING CODE
2022 CALIFORNIA ENERGY EFFICIENCY STANDARDS (T-24)
CURRENT CITY of COSTA MESA REGULATIONS AND ORDINANCES

GROUP  R - 3OCCUPANCY:

V BCONSTRUCTION TYPE:
2STORIES:

CODE DATAPROJECT TEAM

ARCHITECT:
BRYANT PALMER SOTO
2601 AIRPORT DRIVE SUITE 310
TORRANCE, CALIFORNIA 90505
(310) 326-9111, EXT 120
CONTACT:  KEITH PALMER AIA
C11096

PHILIP G. SOMA, JR. PE, PRESIDENT
STRUCTURES DESIGN GROUP, INC.
252 S BRENTWOOD PL
ANAHEIM, CA 92804

(714)313-4747
CONTACT:  PHILIP G. SOMA   PE   46231

STRUCTURAL ENGINEERING:

OWNER/ APPLICANT:
1022 W. WILSON, LLC
1536 Vivian LANE
NEWPORT BEACH CA 92660
CONTACT: GRANT BIXBY
(949) 677.0111 /
GRANT@BIXBYRESIDENTIAL.COM

CIVIL ENGINEERING /
SURVEYOR:
ITF & ASSOCIATES
11278 LOS ALAMITOS BLVD. #354,
LOS ALAMITOS, CA 90720
PHONE (800) 797-9483    FAX (888)
932-9482  
EMAIL JEFF@ITF-ASSOCIATES.COM 
CONTACT:  YEFIM "JEFF"
TSALYUK  PRINCIPAL

SOILS:
ASSOCIATED SOILS
ENGINEERING, INC.
2860 WALNUT AVENUE
SIGNAL HILL CA 90755
TEL: (562) 426-7990
FAX: (562) 426-1842
CONTACT:  LAWRENCE J.D.
CHANG

LANDSCAPE ARCHITECT:
BGB DESIGN GROUP
3185-C1 AIRWAY AVENUE
COSTA MESA, CA 92626
(714) 545-2898
CONTACT:  ARTHUR GUY

EXISTING AERIAL VIEW

DEMOLITION DIAGRAM

DEMO HOUSE

DEMO GARAGE

00 8' 16'4'

AUTOMATIC FIRE SPRINKLERS REQUIRED IN ACCORDANCE WITH
NFPA 13 D AND CBC 903.3.1.3 SHALL BE PROVIDED IN LIEU OF ON
SITE TURN AROUND FOR FIRE LANE AS REQUIRED BY COSTA
MESA FIRE DEPARTMENT.  DEFERRED SUBMITTAL & APPROVAL
REQUIRED PRIOR TO INSTALLATION.

SITE

N 
ENERGY COMPLIANCE:
RICK MAURER TITLE 24, INC.
7544 E. SADDLEHILL TRAIL
ORANGE, CA  92869
(714) 771-1507
CONTACT:  RICK MAURER

502290 C20

CALGREEN &

NOTE: DEVELOPMENT CRITERIA WILL BE IN ACCORDANCE WITH THE
SMALL LOT ORDINANCE

ATTACHMENT 7
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SEE                FOR SMOKE DETECTOR NOTES AND
LOCATION

HOSE BIBS MUST HAVE APPROVED ANTI-SIPHON DEVICE.
CPC 603.3 TYPA

B

KEY NOTES

C

D

E 6" DIA CONCRETE FILLED STEEL BOLLARD

F
LOCATION OF 200 AMP ELECTRICAL SERVICE AND
PANEL. PROVIDE UFER OR OTHER APPROVED
GROUND PER CEC 250.

1 FRONT PORCH

G

2 SHELF & POLE

3

4

5

6

CEMENT, FIBER CEMENT OR GLASS MAT GYPSUM
BACKERS SHALL BE USED AS A BASE FOR WALL TILES
IN TUB AND SHOWER AREAS CBC 2509.2

7

FLOOR SPEC TO BE DETERMINED8

9

3'-0" x 8'-0" DOOR SO MOUNTED THAT THE CLEAR WIDTH
OF EXIT WAY IS NOT LESS THAN 32".  THIS DOOR SHALL
ALSO HAVE A .5 INCH MAX THRESHOLD.  CBC 1008.1.6

7.75" MAX. OFFSET CBC 1009.3

10

GAS METER

11

12

13

14

15

16

SEE TITLE-24 FOR CONTINUOUS FAN SPECIFICATION
BASED ON 2008 CODE

H

J

FIRE RISER LOCATION

RANGE HOOD VENT DUCT

LOCATION OF TANKLESS HOT WATER HEATER W/
DIRECT VENT THRU WALL. BOTTOM OF W.H. @ 60" TO
72" A.F.F., V.I.F.

STORAGE SHELVES UNDER STAIRS BY OTHERS

S.H. = SINGLE HUNG VERTICAL SLIDING

7" RISER MAX

2% MIN SLOPE DOWN

3/4" THRESHOLD MAX

TELEPHONE PANEL

A/C ELEC

DOT HATCH INDICATES 2 x 6 WALL

A-8
1

A-15
1C

ROLL OUT SHELVES

DOOR TO BE SELF-CLOSING, SELF-LATCHING, TIGHT
FITTING, SOLID WOOD 1-3/8" THICK DOOR OR 20 MINUTE
RATED DOOR AT OPENING TO DWELLING CRC R302.5.1

17 LANDINGS OR FLOORS AT THE REQUIRED
EGRESS DOOR SHALL NOT BE MORE THAN
1-1/2" INCHES LOWER THAN THE TOP OF THE
THRESHOLD

K REFRIGERANT LINES, SEE MECH DWGS

L ADD CONDUIT & STUB OUT AS REQ'D TO FUTURE
CONDENSER LOCATION

18 1 HOUR 5/8" TYPE 'X' GYP BOARD ON WALLS &
CEILING AT ENTIRE GARAGE. CRC TABLE R302.6

M CABLE PANEL
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6'-0" HIGH ENHANCED MASONRY WALL

ORNAMENTAL TRELLIS NO. 1
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EXISTING PROPERTY LINE WALL TO REMAIN

PORTABLE BBQ (BY TENANT / OWNER)

18-INCH HIGH CORTEN STEEL RAISED PLANTER

RAISED VEGETABLE BEDS (MAY BE BY TENANT / OWNER)

PORCELAIN 24-INCH X 24-INCH TILE PAVING OR SCORED CONCRETE
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SYMBOL DESCRIPTION

BIRD'S EYE PEA GRAVEL

3/4-INCH ROCK MULCH

ENHANCED CONCRETE OR PAVERS

CONCRETE

HARDSCAPE LEGEND

SYMBOL BOTANICAL NAME COMMON NAME SIZE WUCOLS QTY

TREES

DRACAENA DRACO DRAGON TREE 24" BOX STD VERY LOW 1

ERIOBOTRYA DEFLEXA BRONZE LOQUAT 24" BOX STD MEDIUM 1

FEIJOA SELLOWIANA PINEAPPLE GUAVA 24" BOX `LOW BRANCH` LOW 1

MELALEUCA QUINQUENERVIA PAPERBARK TREE 24" BOX STD LOW 1

METROSIDEROS EXCELSA NEW ZEALAND CHRISTMAS TREE 36" BOX MULTI MEDIUM 1

OLEA EUROPAEA EUROPEAN OLIVE B&B 15X15` LOW 1

PARKINSONIA X 'DESERT MUSEUM' DESERT MUSEUM PALO VERDE 36" BOX `LOW BRANCH` VERY LOW 1

SYMBOL BOTANICAL NAME COMMON NAME SIZE WUCOLS SPACING QTY

SHRUBS

AEONIUM URBICUM DINNER PLATE AEONIUM 1 GAL LOW 12" o.c. 6

AGAVE ATTENUATA FOXTAIL AGAVE 5 GAL LOW 30" o.c. 6

ALOE ARBORESCENS TORCH ALOE 15 GAL LOW 42" o.c. 2

ALOE BARBADENSIS BARBADOS ALOE 5 GAL LOW 36" o.c. 9

AEO

AA

A

AB

PLANT LEGEND WEST LOT

  /  EVERGREEN

  /  EVERGREEN

  /  EVERGREEN

  /  EVERGREEN

  /  EVERGREEN

  /  EVERGREEN

  /  DECIDUOUS

CUPRESSUS SEMPERVIRENS 'MONSHEL' TINY TOWER ITALIAN CYPRESS 15 GAL LOW 30" o.c. 1

DIANELLA REVOLUTA 'LITTLE REV' LITTLE REV FLAX LILY 5 GAL LOW 28" o.c. 14

C
D

GROUND COVERS

BULBINE FRUTESCENS 'TINY TANGERINE' TINY TANGERINE BULBINE 1 GAL LOW 12" o.c. 79 SF

DYMONDIA MARGARETAE SILVER CARPET DYMONDIA 4" LOW 12" o.c. 80 SF

SENECIO SERPENS BLUE CHALKSTICKS 4" LOW 12" o.c. 248 SF

  /  GROUND COVER SHRUB

ALOE X 'BLUE ELF' BLUE ELF ALOE 5 GAL LOW 22" o.c. 5ABE

GREWIA CAFFRA LAVENDER STARFLOWER 15 GAL ESPALIER LOW 18" o.c. 9

LEONOTIS LEONURUS LION'S TAIL 5 GAL LOW 36" o.c. 3

LIGUSTRUM JAPONICUM 'TEXANUM' TEXAS JAPANESE PRIVET 5 GAL COLUMN MEDIUM 34" o.c. 11

LL

FESTUCA OVINA GLAUCA BLUE SHEEP FESCUE 1 GAL LOW 12" o.c. 88

MYRTUS COMMUNIS 'COMPACTA' DWARF COMMON MYRTLE 5 GAL LOW 18" o.c. 18M

PENNISETUM X 'FAIRY TAILS' FAIRY TAILS FOUNTAIN GRASS 5 GAL MEDIUM 24" o.c. 6

PODOCARPUS ELONGATUS 'MONMAL' ICEE BLUE YELLOW WOOD 15 GAL MEDIUM 36" o.c. 1

PRUNUS CAROLINIANA 'COMPACTA' COMPACT CAROLINA CHERRY LAUREL 24" BOX MEDIUM 42" o.c. 6

RHAPHIOLEPIS UMBELLATA 'MINOR' DWARF YEDDA HAWTHORN 5 GAL LOW 24" o.c. 6

RHAPHIOLEPIS X 'MONTIC' MAJESTIC BEAUTY INDIAN HAWTHORN 24" BOX MEDIUM 72" o.c. 1

P

POD

RU

SENECIO FICOIDES 'MOUNT EVEREST' SKYSCRAPER SENECIO 5 GAL LOW 15" o.c. 13SS

TRACHELOSPERMUM JASMINOIDES CHINESE STAR JASMINE 15 GAL ESPALIER LOW 18" o.c. 4

VINE - TBS 15 GAL ESPALIER 18" o.c. 1
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WEST LOT PRELIM
LANDSCAPE PLAN

AS NOTED

L1.1
01

WEST LOT LANDSCAPE TABULATION:
· TOTAL LANDSCAPE AREA = 862 S.F.
· GROUND COVER / GROUND COVER SHRUB = 610 S.F. (71% OF LS AREA)
· TREES REQUIRED LANDSCAPE AREA: 862 S.F. / 200 S.F. = 5 TREES REQ.
· TREES PROVIDED: 7 TREES PROVIDED / 86% EVERGREEN

· SHRUBS REQUIRED OPEN SPACE: 862 S.F. / 25 S.F. = 35 SHRUBS REQ.
· SHRUBS PROVIDED: 191 SHRUBS & VINES PROVIDED

· SIXTY (60) PERCENT OF THE REQUIRED SHRUBS SHALL BE A MINIMUM
OF FIVE (5) GALLONS: 14 FIVE-GALLON REQUIRED (60%)

· 5 / 15 GAL SHRUBS PROVIDED: 116 PROVIDED

SUMMARY:
LANDSCAPE HAS BE DESIGNED TO MEET OR EXCEED MINIMUM TREE
AND SHRUB PLANT COUNTS AND SIZING PER ORDINANCE (SEE
TABULATION) BASED ON THE LANDSCAPED AREA.  PROFESSIONAL
JUDGEMENT IS USED TO MAXIMIZE AESTHETICS WHILE ALLOWING
LANDSCAPE TO MATURE PROPERLY

IRRIGATION NOTES:
AUTOMATIC IRRIGATION SYSTEM SHALL BE PROVIDED WITH
SUBSURFACE LANDSCAPE DRIPLINE.

LANDSCAPE SHALL MEET CITY WATER CONSERVATION GUIDELINES.

NOTE:
- GROUND COVER AND GROUND COVER SHRUBS ARE INTENDED

TO SPREAD FORMING 100 % SOIL COVERAGE TO MEET THE
MINIMUM CITY 70% SOIL COVERAGE.

- TREES ARE EXCEEDING THE “15 GALLON” MINIMUM CITY
TREE SIZE AS SHOWN IN THE LEGEND.
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SYMBOL DESCRIPTION

6'-0" HIGH ENHANCED MASONRY WALL

ORNAMENTAL TRELLIS NO. 1

BIRD'S EYE PEA GRAVEL

EXISTING PROPERTY LINE WALL TO REMAIN

PORTABLE BBQ (BY TENANT / OWNER)

18-INCH HIGH CORTEN STEEL RAISED PLANTER

RAISED VEGETABLE BEDS (MAY BE BY TENANT / OWNER)

PORCELAIN 24-INCH X 24-INCH TILE PAVING OR SCORED CONCRETE

FLAGSTONE PAVING ON SAND BED

STANDARD CONCRETE PAVING

6'-0" HIGH TUBULAR STEEL FENCE

VINE POCKET

PROPOSED VINYL GATE

PORTABLE FIRE PIT (BY TENANT / OWNER)

6'-0" PROPERTY LINE VINYL FENCE

STREET TREE PER CITY OF COSTA MESA

SELF CONTAINED WATER FEATURE ELEMENT

LOW MASONRY WALL AND PILASTER

EXISTING 2-FT HIGH END COLUMN AND WALL - PROTECT IN PLACE

EXISTING 2-FT HIGH WALL - TO BE REMOVED FOR NEW 6'-0" ENHANCED
MASONRY WALL

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

LEGEND

SYMBOL DESCRIPTION

BIRD'S EYE PEA GRAVEL

3/4-INCH ROCK MULCH

ENHANCED CONCRETE OR PAVERS

CONCRETE

HARDSCAPE LEGEND

SYMBOL BOTANICAL NAME COMMON NAME SIZE WUCOLS QTY

TREES

EUPHORBIA INGENS CANDELABRA TREE 24" BOX LOW 1

FEIJOA SELLOWIANA PINEAPPLE GUAVA 24" BOX `LOW BRANCH` LOW 1

GREWIA CAFFRA LAVENDER STARFLOWER 24" BOX STD LOW 1

MELALEUCA QUINQUENERVIA PAPERBARK TREE 24" BOX STD LOW 1

PARKINSONIA X 'DESERT MUSEUM' DESERT MUSEUM PALO VERDE 36" BOX `LOW BRANCH` VERY LOW 1

SYMBOL BOTANICAL NAME COMMON NAME SIZE WUCOLS SPACING QTY

SHRUBS

AEONIUM URBICUM DINNER PLATE AEONIUM 1 GAL LOW 12" o.c. 14

AGAVE ATTENUATA FOXTAIL AGAVE 5 GAL LOW 30" o.c. 3

ALOE ARBORESCENS TORCH ALOE 15 GAL LOW 42" o.c. 1

ALOE BARBADENSIS BARBADOS ALOE 5 GAL LOW 36" o.c. 14

AEO

AA

A

AB

PLANT LEGEND EAST LOT

  /  EVERGREEN

  /  EVERGREEN

  /  EVERGREEN

  /  EVERGREEN

  /  EVERGREEN

GROUND COVERS

BULBINE FRUTESCENS 'TINY TANGERINE' TINY TANGERINE BULBINE 1 GAL LOW 12" o.c. 46 SF

DYMONDIA MARGARETAE SILVER CARPET DYMONDIA 4" LOW 12" o.c. 36 SF

SENECIO SERPENS BLUE CHALKSTICKS 4" LOW 12" o.c. 204 SF

  /  GROUND COVER SHRUB

DIANELLA REVOLUTA 'LITTLE REV' LITTLE REV FLAX LILY 5 GAL LOW 28" o.c. 8D

FESTUCA OVINA GLAUCA BLUE SHEEP FESCUE 1 GAL LOW 12" o.c. 129

GREWIA CAFFRA LAVENDER STARFLOWER 15 GAL ESPALIER LOW 18" o.c. 8

KALANCHOE BEHARENSIS FELT PLANT 5 GAL LOW 48" o.c. 1K

LAVANDULA STOECHAS SPANISH LAVENDER 1 GAL LOW 18" o.c. 8LS

LEONOTIS LEONURUS LION'S TAIL 5 GAL LOW 36" o.c. 2

LIGUSTRUM JAPONICUM 'TEXANUM' TEXAS JAPANESE PRIVET 5 GAL COLUMN MEDIUM 34" o.c. 14

LL

MYRTUS COMMUNIS 'COMPACTA' DWARF COMMON MYRTLE 5 GAL LOW 18" o.c. 14M

TRACHELOSPERMUM JASMINOIDES CHINESE STAR JASMINE 15 GAL ESPALIER LOW 18" o.c. 3

SENECIO FICOIDES 'MOUNT EVEREST' SKYSCRAPER SENECIO 5 GAL LOW 15" o.c. 13SS

WESTRINGIA FRUTICOSA 'GREY BOX' GREY BOX COAST ROSEMARY 5 GAL LOW 34" o.c. 4W

PRUNUS CAROLINIANA 'COMPACTA' COMPACT CAROLINA CHERRY LAUREL 24" BOX MEDIUM 42" o.c. 3

RHAPHIOLEPIS UMBELLATA 'MINOR' DWARF YEDDA HAWTHORN 5 GAL LOW 24" o.c. 3RU

ALOE X 'BLUE ELF' BLUE ELF ALOE 5 GAL LOW 22" o.c. 11ABE
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MATCHLINE - SEE SHEET L1.1

EAST LOT PRELIM
LANDSCAPE PLAN

AS NOTED

L1.2
02

EAST LOT LANDSCAPE TABULATION:
· TOTAL LANDSCAPE AREA = 777 S.F.
· GROUND COVER / GROUND COVER SHRUB = 550 S.F. (71% OF LS AREA)
· TREES REQUIRED LANDSCAPE AREA: 777 S.F. / 200 S.F. = 4 TREES REQ.
· TREES PROVIDED: 5 TREES PROVIDED / 80% EVERGREEN

· SHRUBS REQUIRED OPEN SPACE: 777 S.F. / 25 S.F. = 32 SHRUBS REQ.
· SHRUBS PROVIDED: 262 SHRUBS & VINES PROVIDED

· SIXTY (60) PERCENT OF THE REQUIRED SHRUBS SHALL BE A MINIMUM
OF FIVE (5) GALLONS: 13 FIVE-GALLON REQUIRED (60%)

· 5 / 15 GAL SHRUBS PROVIDED: 102 PROVIDED

SUMMARY:
LANDSCAPE HAS BE DESIGNED TO MEET OR EXCEED MINIMUM TREE
AND SHRUB PLANT COUNTS AND SIZING PER ORDINANCE (SEE
TABULATION) BASED ON THE LANDSCAPED AREA.  PROFESSIONAL
JUDGEMENT IS USED TO MAXIMIZE AESTHETICS WHILE ALLOWING
LANDSCAPE TO MATURE PROPERLY

IRRIGATION NOTES:
AUTOMATIC IRRIGATION SYSTEM SHALL BE PROVIDED WITH
SUBSURFACE LANDSCAPE DRIPLINE.

LANDSCAPE SHALL MEET CITY WATER CONSERVATION GUIDELINES.

NOTE:
- GROUND COVER AND GROUND COVER SHRUBS ARE INTENDED

TO SPREAD FORMING 100 % SOIL COVERAGE TO MEET THE
MINIMUM CITY 70% SOIL COVERAGE.

- TREES ARE EXCEEDING THE “15 GALLON” MINIMUM CITY
TREE SIZE AS SHOWN IN THE LEGEND.
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1
PRECISE DRAINAGE PLAN
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DESCRIPTIONDATENO.

2
PRECISE DRAINAGE PLAN
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DESCRIPTIONDATENO.

3
EROSION CONTROL PLAN
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DESCRIPTIONDATENO.

4
DEMOLITION PLAN
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 24-209 Meeting Date: 5/13/2024

TITLE:

PDEV-23-0001, AMENDING CERTAIN PROVISIONS TO ONE METRO WEST DEVELOPMENT
AGREEMENT (DA-20-02), ORDINANCES AND RESOLUTIONS

DEPARTMENT: ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/
PLANNING DIVISION

PRESENTED BY: AMBER GREGG, CONTRACT PLANNER

CONTACT INFORMATION: AMBER GREGG, CONTRACT PLANNER 714.754.5617
Amber.Gregg@costamesaca.gov

RECOMMENDATION:

Staff recommends the Planning Commission recommend approval to the City Council of the
requested amendments as detailed in the following report, and adopt a Resolution to:

1. Find pursuant to CEQA Guidelines Section 15162 that the proposed amendments are in
substantial conformance with the Final Environmental Impact Report (EIR) for the One Metro project
(State Clearing House No. 2019050014), including a mitigation monitoring program and statement of
overriding considerations, which was certified by the City Council on July 20, 2021, and that no
further environmental review under CEQA is required; and

2. Adopt Resolution 2024-XX recommending that the City Council:

• Introduce for first reading an ordinance amending Development Agreement DA-20-02
regarding the timing of payment for impact fees and community benefit funds;

• Introduce for first reading an Ordinance clarifying the project’s effective approval date
contained in Development Agreement 20-02, Rezone 20-01 and Specific Plan 20-01; and

• Approve modifications to City Council Resolution 2021-55 amending certain conditions of
approval regarding the artwork on Building A along the I-405 Freeway.

Page 1 of 1
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PLANNING COMMISSION

AGENDA REPORT  
MEETING DATE:  May 13, 2024                ITEM NUMBER: PH-2

SUBJECT: PDEV-23-0001, AMENDING CERTAIN PROVISIONS TO ONE METRO 
WEST DEVELOPMENT AGREEMENT (DA-20-02), ORDINANCES AND 
RESOLUTIONS 

FROM:  ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/ 
PLANNING DIVISION 

PRESENTATION BY:      AMBER GREGG, CONTRACT PLANNER 

FOR FURTHER 
INFORMATION 
CONTACT: 

AMBER GREGG, CONTRACT PLANNER 
714.754.5617 
Amber.Gregg@costamesaca.gov 

RECOMMENDATION: 

Staff recommends the Planning Commission recommend approval to the City Council of 
the requested amendments as detailed in the following report, and adopt a Resolution to:  

1. Find pursuant to CEQA Guidelines Section 15162 that the proposed amendments 
are in substantial conformance with the Final Environmental Impact Report (EIR) 
for the One Metro project (State Clearing House No. 2019050014), including a 
mitigation monitoring program and statement of overriding considerations, which 
was certified by the City Council on July 20, 2021, and that no further 
environmental review under CEQA is required; and 

2. Adopt Resolution 2024-XX recommending that the City Council: 
 Introduce for first reading an ordinance amending Development Agreement 

DA-20-02 regarding the timing of payment for impact fees and community 
benefit funds; 

 Introduce for first reading an Ordinance clarifying the project’s effective 
approval date contained in Development Agreement 20-02, Rezone 20-01 
and Specific Plan 20-01; and 

 Approve modifications to City Council Resolution 2021-55 amending certain 
conditions of approval regarding the artwork on Building A along the I-405 
Freeway. 
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APPLICANT OR AUTHORIZED AGENT: 

The applicant and property owner is International Asset Management Holding Group, 
LLC. The authorized agent is Brent Stoll with Rose Equities.

BACKGROUND: 

The subject property is 15.23 acres in size and is located at 1683 Sunflower Avenue. The 
site is bounded by Sunflower Avenue to the north, the South Coast Collection (SOCO) retail 
center to the east, the Interstate 405 Freeway (I-405 Freeway) to the south, and industrial 
and logistics uses to the west (zoned PDI, Planned Development Industrial). Regional 
access to the project site is provided by the I-405 Freeway, State Route 73 (SR-73), and 
State Route 55 (SR-55). Harbor Boulevard and Sunflower Avenue are the major roadways 
that provide local access to the site; Hyland Avenue and Cadillac Avenue extend 
perpendicularly from Sunflower Avenue to the east and west, respectively. The project site 
is currently occupied by office, warehouse, and manufacturing uses within an approximately 
345,000-square-foot, one-story industrial building. 

Exhibit 1 – One Metro West Project Vicinity Map 

On July 20, 2021, the City Council approved at the subject site the “One Metro West” mixed-
use development which includes 1,057 apartment units, 6,000 square feet of ground floor 
retail space, a 25,000 square foot office building, 1.5-acres of publicly accessible open 

Project Site 
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space, and various offsite improvements along Sunflower Avenue (e.g., new bicycle lanes 
and landscaped medians).  

When the Council approved the final project entitlements, the project was appropriately 
conditioned to be subject to Article 22 of the Zoning Code, “An Ordinance to give the People 
of Costa Mesa Control of Their Future”, also known as “Measure Y.” The provisions of Article 
22 require a public vote of Costa Mesa residents to determine major changes in allowable 
land use by requiring voter approval of any such proposed change and thereby ensuring 
maximum public participation in major land use and zoning changes proposed in Costa 
Mesa. 

The specific project components that prompted Article 22 compliance included, the request 
for a General Plan Amendment (GPA), rezone, specific plan, and the determination that the 
project resulted in a “Significant Increase” because over 40 additional residential units were 
proposed (Costa Mesa Municipal Code Section 13-200.102.)  In addition, the project was 
not subject to any of the listed exceptions to Article 22 at the time of City Council project 
consideration (CMMC Section 13-200.106). The development was conditionally approved 
by the City Council such that the project entitlements would not become effective until 
approved by the voters under Article 22 requirements. 

Following City Council review of the project, Measure K was passed by the Costa Mesa 
voters.  Measure K amended existing City regulations to allow for the development of 
housing in specific commercial and industrial areas while keeping residential 
neighborhoods intact and revitalizing commercial corridors. Similar to the surrounding 
Costa Mesa properties located north of the 405 freeway, the One Metro West project is 
located within a mapped area that is listed specifically for an allowed exception from 
Article 22 (CMMC Section 13-200.106 G). However, the project is currently conditioned 
to not be in effect until approval by the vote of the Costa Mesa electorate and therefore, 
since a vote of the electorate has not occurred, the One Metro West development 
entitlements are not effective.   

The entitlements approved for the project include: 

 Final Environmental Impact Report (State Clearinghouse No. 2019050014) 

 General Plan Amendment (GP-20-01): When in effect, amending the Land Use 
Element to change the General Plan land use designation of the property from 
Industrial Park (IP) to High Density Residential (HDR) to allow residential uses and 
establish a site-specific maximum density of 80 dwelling units (du) per acre and 
site-specific maximum building height of 98 feet; 

 Rezone (R-20-01): When in effect, changing the zone of the project site from 
Industrial Park (MP) to Planned Development Residential – High Density (PDR-
HD) to allow for a mixed-use development with residential and complementary 
commercial uses; 
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 Specific Plan (SP-20-01): When in effect, establishing site-specific zoning 
regulations such as development standards and design guidelines which would 
function as the project’s zoning document; 

 Master Plan (PA-19-19): When in effect, implementing the specific plan by 
providing site plans and architectural details including floor plans, building 
elevations, landscaping, public art requirement and renderings/streetscape views; 

 Tentative Tract Map No. 19015 (T-19-01): When in effect, subdividing the site 
into five parcels including establishing the right to a future airspace subdivision for 
condominium purposes as well as dedication of an easement to the City for public 
access and use of the 1.5-acre open space area; and 

 Development Agreement (DA-20-02): When in effect, agreement between the 
applicant and the City pursuant to California Government Code Sections 65864 et 
seq. that guarantees project approvals for a period of 25 years from July 20, 2021, 
in exchange for several public benefits including, but not limited to, 106 affordable 
housing units that will remain affordable for no less than 40 years.  The required 
project affordable households include 67 very-low income units and 39 low-income 
units. 

DESCRIPTION: 

As noted above, a number of entitlements were approved to implement the One Metro 
West project when in effect. The applicant, Rose Equities, has requested several 
modifications including amending the Development Agreement to modify certain 
provisions of the project entitlements. Specifically, the applicant is requesting to amend 
the following: 

 Development Agreement: Amend the timing of payment of impact fees and 
community benefits funding; 

 Ordinance Modifications: Modify the Ordinances to be consistent with Article 22 by 
reflecting the project effective date of July 20, 2021, and thereby exempting the 
project from the requirement for a vote of the electorate; and 

 Project Condition of Modifications: Amend certain project conditions specific to the 
required timing of the artwork design submittal to the City and the final approval 
body for the proposed artwork (Conditions 9 and 66 of Resolution 2021-55). 

Refer to the applicant’s letter in Attachment 2 for a detailed description of the applicant’s 
requests.  

ANALYSIS: 

Development Agreement Amendment 

85



-5- 

The One Metro West Development Agreement provides for a number of public benefits for 
the City, including but not limited to open space, a community center, affordable housing, 
and funding. The applicant is committed to providing these benefits; however, is requesting 
modifications to the timing of payment to certain required fees. Currently, the Development 
Agreement requires all fees ($16,532,789) to be paid in Phase I - at the time of issuance of 
the first building permit. The applicant has stated the resulting upfront costs are significant 
and challenging, and instead proposes to pay the total amount in two installments, with 
interest, over a five-year period (see the below Table 1). 

 TABLE 1 – Approved and Proposed Development Agreement Language 

The City’s Finance Department has reviewed the applicant’s requested payment 
modifications and determined that the requested five-year payment plan with a three-
percent interest rate retains the fund's “net present value” by recovering the potential interest 
and/or inflation monetary reductions that may result by the requested payment delays. The 
result is a total payment of $17,881,474 at the end of the five-year term. If the proposed 
payment plan is approved, the resulting payments are as follows: 

TABLE 2 – Proposed Fee Total 

FEE TYPE YEAR 1 YEAR 5** TOTAL 

Public Safety* $2,000,000 - $2,000,000 

Comm Infrastructure* $1,000,000 - $1,000,000 

Economic Recovery - $3,477,822 $3,477,822 

Dev Impact $5,065,089 $6,338,563 $11,403,652 

TOTAL $8,065,089 $9,816,385 $17,881,474 

*Fee and timing of payment is unchanged from Original Development Agreement. 

**Interest starts accruing after Year 1 so fees paid Year 5 include the 3% interest rate. 

The City has adopted procedures for development agreement “requirements and 
considerations” pursuant to Resolution No. 88-53. Pursuant to Section 2.4 (a-e) of the 
Resolution, the Planning Commission shall make a recommendation to the City Council 

APPROVED DEVELOPMENT AGREEMENT PROPOSED DEVELOPMENT AGREEMENT
Development Impact Fees (DIF):
 All DIFs paid with issuance of the first building 

permit 
 Total DIF = $10,532,789 

Development Impact Fees (DIF) – REQUEST 
CHANGE:
 Two Payment Installments plus 3% interest rate. 
 First payment received with the issuance of the 

first building permit (Year 1), second and final 
payment received Year 5.  

 Total DIF = $11,403,652 (includes 3% interest 
rate)

Funding for Economic Recovery and 
Community Enhancement:
 $3 million for projects related to economic 

sustainability and recovery  
 Paid prior to issuance of first building permit 

Funding for Economic Recovery and Community 
Enhancement – REQUEST CHANGE:
 One Payment received in Year 5 plus 3% interest 

rate. 
 Total = $3,477,822 (includes 3% interest rate)
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based on certain findings. An analysis regarding the development agreement project 
findings is provided below in this report. 

Project Effective Date - Ordinances and Resolution 

The One Metro West development entitlements included two City Council Resolutions and 
three Ordinances that are currently not in effect. All of these documents referenced the 
requirement to comply with the Costa Mesa Municipal Code (CMMC) Article 22 (Measure 
Y), which requires that the One Metro West project entitlements include approval by a vote 
of the Costa Mesa electorate for the associated major change in allowable land use. 
However, following the project review by the City Council, the Costa Mesa electorate passed 
“Measure K” which modified Article 22 to allow further exceptions which include properties 
that are mapped in CMMC Figure 13-200-106. The mapped exception area included the 
One Metro West property. 

The One Metro West Resolutions (Nos. 2021-54 and 2021-55) state “subject to the 
requirement of Measure Y” and the Ordinances (Nos. 2021-11, 2021-12, and 2021-13) all 
contain a version of the following language regarding the effective date: “This ordinance 
shall become effective following approval of the Project by the electorate at the next regular 
municipal election or at a special election funded by the applicant”. With the passing of 
Measure K, and subsequent amendments to Article 22, the applicant is now requesting that 
the aforementioned entitlements be revised to indicate that the project effective date is the 
31st day after July 20, 2021.  

Artwork Conditions of Approval 

The One Metro West project includes the development of a parking structure located 
adjacent to the I-405 freeway. To enhance the façade of the parking structure as viewed 
from the freeway, the project includes a public art display. The design of the art installment 
was not known at the time of City Council review and therefore, the project entitlements, 
when effective, included conditions pertaining to the required review and approval of the art 
piece. There are two conditions in Resolution 2021-55 addressing the public art 
requirement:  

 COA No. 9 – The final design of the public art display on Building A’s parking structure 
façade along the I-405 Freeway, which shall incorporate vertical landscaping, shall 
be subject to review and final approval by the Planning Commission. The Cultural 
Arts Committee (CAC) may first review the proposed freeway façade design and 
make recommendations to the Planning Commission. No public art display visible 
along the I-405 Freeway shall be installed without prior review by and approval from 
the Planning Commission.
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COA No. 66 – Prior to the issuance of the first building permit for the proposed 
project, the owner/developer would be required to submit a Design Plan for the 
Building “A” parking elevation (façade) along the I-405 Freeway for review by the 
Planning Division and approval by the City’s Cultural Arts Committee. All architectural 
treatments would exclude the use of moving, flashing, or otherwise visually 
distracting elements or materials that are highly reflective or generate noise. [PPP-
AES-1] 

As conditioned, the applicant believes that requiring the submittal of the art design prior to 
the issuance of the “first building permit”, along with the requirement to incorporate vertical 
landscaping, is “restrictive and unnecessarily constrains the creative team to a shortened 
timeframe when the building to which the art display will be attached won’t be ready to 
receive the installation until many months later”.  As such, the applicant is requesting the 
following amendments to the conditions: 

1. Remove Condition No. 9. Instead, the applicant is requesting that the “final design” 
be subject to the Planning Divisions and the Arts Commission approval, pursuant to 
Condition of Approval No. 66. The applicant request would also remove the 
requirement to install vertical landscaping; and 

2. Amend Condition of Approval No. 66 to modify the art design plan submittal date to 
prior to certificate of occupancy for Building “A”, instead of prior to the “first building 
permit”.  

As indicated above, the project is currently conditioned for the art display to be reviewed by 
the Cultural Arts Committee with final approval by the Planning Commission (COA No. 9).  
However, in 2022, the City Council replaced the Cultural Arts Committee with the City Arts 
Commission. Therefore, staff believes it is appropriate to amend the project conditions to 
re-assign the project art review to the now active City Arts Commission. However, the 
Planning Commission should consider if the project final art design should not be reviewed 
by the Planning Commission, as requested by the applicant. If the Planning Commission is 
supportive of the Arts Commission reviewing and approving the art design, then staff 
recommends striking Condition of Approval No. 9.   

Staff does not recommend modifying the intent of Condition of Approval No. 66 as it’s a 
mitigation measure and the language is taken directly from the Final EIR. Further, staff is 
not in support of the applicant’s request to delay the submittal of the design plan for the 
elevation and art to “certificate of occupancy”. Staff believes that such a request would 
potentially diminish a cohesive art and elevation design, as the applicant’s request would 
constrain a future art design to a previously constructed facade. In addition, staff believes 
that there will be adequate time for the applicant to work with an artist to submit both a 
cohesive elevation and art design prior to issuance of the structural building permit as the 
structural plans have yet to be submitted. Staff is supportive of replacing the language that 
states “Cultural Art Committee” with “Arts Commission”. To review the modified Condition 
please review Exhibit D of the Attached Resolution.   

GENERAL PLAN AND ZONING CONFORMANCE: 
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The Costa Mesa General Plan establishes the long-range planning and policy direction 
that preserves the qualities that define the community and guides future change. The One 
Metro West development included a General Plan Amendment. The General Plan 
Amendment re-designates the land use from Industrial Park to High Density Residential 
in order to allow residential uses with a site-specific density and building height. To ensure 
consistency between the General Plan Land Use Map and the Zoning Map, the property 
was rezoned from Industrial Park (MP) to Planned Development Residential – High 
Density (PDR-HD). PDR-HD districts are intended for multi-family residential 
developments and complementary non-residential uses could also be included in the 
planned development. Since there are no changes to the approved plans the project 
remains in conformance with the General Plan and Zoning requirements.    

JUSTIFICATIONS FOR APPROVAL: 

Pursuant to Title 13, Section 13-29(g), Findings, of the Costa Mesa Municipal Code, in order 
to approve the project, the City Council must find that the evidence presented in the 
administrative record substantially meets specified findings. The requested amendments do 
not change the previously approved project plans. Therefore, the findings, and facts in 
support of those findings, contained in the previously mentioned approving Ordinances and 
Resolution continue to remain true and in effect. Below are the findings related to the 
Development Agreement Amendment (for additional details on how the project complies 
with the required findings please refer to the complete findings included in the attached draft 
Resolution under Exhibit A): 

Amendment to Development Agreement 20-02 

Pursuant to City Council Resolution No. 88-53, Development Agreements Procedures and 
Requirements, and Government Code Section 65865(c), staff recommends approval of the 
requested amendments, based on the following assessment of facts and findings, which are 
also reflected in the draft Resolution: 

 The Development Agreement between the City of Costa Mesa and Developer is: 
o Consistent with the objectives, policies, general land uses and programs 

specified in the General Plan and with the General Plan as a whole; 
o Compatible with the uses authorized in, and the existing land use regulations 

prescribed for, the zoning district in which the real property is and will be 
located; and 

o Is in conformity with and will promote public convenience, general welfare, 
and good land use practice. 

The proposed amendment to the Development Agreement would be consistent with the 
General Plan as the agreement would continue to provide several public benefits to the City, 
including but not limited to, a total of 106 deed-restricted affordable units at the very low and 
low-income levels, public access to a 1.5-acre urban open space, and improvements to 
Sunflower Avenue. In addition, the amendment would still require contributions of funding 
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(beyond the required development impact fees) for public services such as police and fire, 
and funding toward economic recovery.  

 The Development Agreement between the City of Costa Mesa and Developer will 
not: 

o Be detrimental to the health, safety and general welfare; and 
o Adversely affect the orderly development of property or the preservation of 

property values. 

The amendment to the Development Agreement would not be detrimental to the health, 
safety and general welfare of the public or adversely affect the orderly development of 
property. The Development Agreement reflects the development plan for the site and 
documents the additional public benefits of the project (such as affordable housing, public 
access to 1.5-acres of open space and funding to improve City infrastructure) agreed to by 
the applicant in exchange for the right to develop per the project approvals for the term of 
the Development Agreement.  

ENVIRONMENTAL DETERMINATION: 

Pursuant to Section 15162 of the State CEQA Guidelines, the project was reviewed and 
found to be consistent with the One Metro West Environmental Impact Report (EIR) (State 
Clearinghouse No. 2019050014), which was certified on May 4, 2021, by the City Council 
of the City of Costa Mesa (Resolution No. 2021-54). Pursuant to Section 15162 of the 
Guidelines, no subsequent environmental review is warranted for the project because 
there are no substantial changes to the project in that there are no modifications to the 
approved project plans or required mitigation measures.

ALTERNATIVES:

As an alternative to the recommended actions, the Planning Commission may: 

1. Recommend Approval of the project with modifications. The Planning Commission 
may suggest changes that are necessary to alleviate specific concerns. If any of the 
additional requested changes are substantial, the item should be continued to a future 
meeting to allow the applicant and staff time to redesign or provide additional analysis. 
In the event of significant modifications to the proposal, staff may return with project 
analysis that incorporates new findings and/or conditions.  

2. Recommend denial of the project. If the Planning Commission believes that there are 
insufficient facts to support the findings for approval of the very specific requested 
changes, the Planning Commission could recommend that the City Council deny the 
application, by providing facts in support of that denial recommendation, and directing 
staff to incorporate those findings into a Resolution recommending denial.  

LEGAL REVIEW: 

The draft Resolution has been approved as to form by the City Attorney’s Office.   
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PUBLIC NOTICE: 

Pursuant to CMMC Section 13-29(d) 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 preparation of this report, no written public comments have been received. Any 
public comments received before the May 13, 2024, Planning Commission meeting will 
be provided separately.  

CONCLUSION: 

The proposed amendments do not modify the development plans, rather they modify the 
timing of implementing the project while ensuring the City receives the agreed-upon public 
benefits. The amendments to the Development Agreement from a single fee payment to 
a two-payment plan over five years with a 3% interest rate, assists the applicant in 
meeting the financial commitments to the City while ensuring the City retains the full value 
of the development fees. Lastly, the applicant proposed language modifications to the 
Resolutions and Ordinances would be consistent with CMMC - Article 22. Based on the 
above, staff recommends approval of the proposed amendments. 

Attachments: 
1. Draft Planning Commission Resolution 

Exhibit B  
2. Applicants Letters 
3. City Council Agenda Report June 15, 2021, 1st Reading 
4. City Council Agenda Report July 20, 2021, 2nd Reading  
5. Ordinance No. 2021-11 
6. Ordinance No. 2021-12 
7. Ordinance No. 2021-13 
8. Resolution No. 2021-55 
9. Resolution No. 2021 54 
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RESOLUTION NO. PC-2024-XX 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF COSTA MESA, CALIFORNIA RECOMMENDING 
APPROVAL TO THE CITY COUNCIL OF DEVELOPMENT 
AGREEMENT (PDEV-23-0001) BY AMENDING CERTAIN 
PROVISIONS TO THE ONE METRO WEST APPROVED 
DEVELOPMENT AGREEMENT, ORDINANCES, AND 
RESOLUTIONS  

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

AND DECLARES AS FOLLOWS: 

WHEREAS, on June 15, 2021, the City Council, at a duly-noticed public hearing, 

approved a mixed-use development (One Metro Mest) located at 1683 Sunflower Avenue.  

The approvals included: 

1. Final Environmental Impact Report (State Clearinghouse No. 2019050014);  

2. General Plan Amendment (GP-20-01): Amending the Land Use Element to 

change the General Plan land use designation of the property from Industrial Park 

(IP) to High-Density Residential (HDR) to allow residential uses and establish a site-

specific maximum density of 80 dwelling units (du) per acre and site-specific 

maximum building height of 98 feet;  

3. Master Plan (PA-19-19): Implementing the Specific Plan and provide site plans 

and architectural details including floor plans, building elevations, landscaping, and 

renderings/streetscape views;  

4. Tentative Tract Map No. 19015 (T-19-01): Subdividing the site including 

establishing the right to a future airspace subdivision for condominium purposes as 

well as dedication of an easement to the City for public access and use of the 1.5-

acre open space; and 

Gave first reading to Ordinance Nos. 2021-11, 2021-12, and 2021-13 for: 

5. Rezone (R-20-01): Changing the zone of the project site from Industrial Park (MP) 

to Planned Development Residential – High Density (PDR-HD) to allow for a mixed-

use development with residential and commercial uses; 

ATTACHMENT 1
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6. Specific Plan (SP-20-01): Establishing site-specific zoning regulations such as 

development standards and design guidelines which would function as the project’s 

zoning document; and 

7. Development Agreement (DA-20-02): Agreement between the applicant and the 

City pursuant to California Government Code Sections 65864 et seq. The 

Agreement guarantees project approvals for a period of 25 years in exchange for 

several public benefits including, but not limited to, 106 affordable housing units (67 

very-low income units and 39 low-income units).  

WHEREAS, on July 21, 2021, the City Council gave second reading to and adopted 

Ordinance Nos. 2021-11, 2021-12, and 2021-13. 

WHEREAS, on December 4, 2023, Development Agreement (PDEV-23-0001), One 

Metro West Project Amendments, was filed by Brent Stoll of Rose Equities, authorized 

agent for the applicant and property owner, International Asset Management Holding 

Group, LLC, requesting approval of the following:  

1. Amendment to Development Agreement No. 20-02, by amending the timing of 

payment of impact fees and community benefits funding; 

2. Amendment to Ordinance Nos. 2021-11, 2021-12, and 2021-13, by modifying the 

approved Ordinances to be consistent with Article 22 and reflect the City Council’s 

One Metro West project approval date of July 20, 2021; and 

3. Amendment to Resolution No. 2021-55, by amending certain conditions of 

approval related to the artwork design submittal to the City and the final approval 

body for the proposed artwork (Conditions 9 and 66 of Resolution 2021-55). 

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

May 13, 2024, with all persons having the opportunity to speak for and against the 

proposal; 

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

to Section 15162 of the State CEQA Guidelines, the project was reviewed and found to be 

consistent with the One Metro West Environmental Impact Report (EIR) (State 

Clearinghouse No. 2019050014), which was certified on May 4, 2021, by the City Council 

of the City of Costa Mesa (Resolution No. 2021-54). Pursuant to Section 15162 of the 
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Guidelines, no subsequent environmental review is warranted for the project because 

there are no substantial changes to the project in that there are no modifications to the 

approved project plans or required mitigation measures. 

WHEREAS, the requested amendments propose the following revisions to 

Development Agreement 20-02, which are depicted in more specific detail in Exhibit B 

attached hereto: 

1. Development Impact Fees shall be paid in two installments over five years, with the 

first payment received with the issuance of the first building permit (Year 1), the 

second payment received four years from the day the first building permit was 

issued (Year Five). Fees not paid in Year 1 shall accrue a 3% interest rate. The 

total of the Development Impact Fees plus 3% interest rate shall be $11,403,652. 

2. Funding for Economic Recovery and Community Enhancements fees shall be paid 

in one installment and received in Year Five, and shall be subject to a 3% interest 

rate.  The payment shall be received four years from the date of the issuance of the 

first building permit (Year 1). The total of the Funding for Economic Recovery and 

Community Enhancement fees shall be $3,477,822, this includes the 3% interest 

rate.

WHEREAS, the City Council approved Ordinance No. 2021-11, One Metro West 

Development Agreement, Ordinance No. 2021-12, Rezone to Planned Development 

Residential, and Ordinance No. 2021-13, One Metro West Specific Plan, shall be modified 

to reflect the requirements of Article 22 (Measure K), a measure approved by the residents 

of the City of Costa Mesa on November 8, 2022, rescinding the requirement that the 

previously noted Ordinance shall become effective following approval of the Project by the 

electorate, and shall take effect 31 days after adoption, as depicted further in detail in 

Exhibit C. 

WHEREAS, amending City Council approved Resolution No. 2021-55, Approving 

General Plan Amendment 20-01, Master Plan 19-19, and Tentative Tract Map No. 19015 

(One Metro West), modifying certain conditions of approval related to the required timing 

of the artwork design submittal to the City, landscaping requirements associated with the 

art design, and final approval authority for the art design, as depicted further in Exhibit D.
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NOW, THEREFORE, based on the evidence in the record and the findings 

contained in Exhibit A, and modifications as shown in Exhibit B, C, and D, the Planning 

Commission hereby RECOMMENDS THAT THE CITY COUNCIL APPROVE PDEV-23-

0001.  

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 PDEV-23-0001, Exhibits B, C and D, and in 

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. Except to the extent modified by these amendments all prior 

ordinances and resolutions remain in full force and effect for the project site. 

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 13 day of May, 2024.

Adam Ereth, 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-2024- XX was passed and adopted 
at a regular meeting of the City of Costa Mesa Planning Commission held on May 13, 
2024, by the following votes: 

AYES:  COMMISSIONERS 

NOES: COMMISSIONERS 

ABSENT: COMMISSIONERS 

ABSTAIN: COMMISSIONERS 

Scott Drapkin, Secretary 
Costa Mesa Planning Commission 

Resolution No. PC-2024-__
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EXHIBIT A 
FINDINGS 

PDEV 23-0001 is a request to amend certain provisions of Development Agreement DA 20-
02; amend certain conditions of approval of Resolution 2021-55 (Resolution that approved 
General Plan 20-01, Master Plan 19-19, and Tentative Tract Map 19015), and to clarify the 
project’s effective date in approved Ordinance Numbers 2021-11, 2021-12, and 2021-13, for 
the One Metro West project. The requested amendments do not change the previously 
approved project plans. Therefore, the findings, and facts in support of those findings, 
contained in the above-mentioned Ordinances and Resolution remain true and in effect.  The 
following findings, and facts in support of those findings, pertain only to the proposed 
amendments.   

A. REVIEW CRITERIA FOR ALL PLANNING APPLICATIONS: 

The proposed project complies with Costa Mesa Municipal Code Section 13-29(e), 
Review Criteria, because: 

Finding:  Compatible and harmonious relationship between the proposed building 
and site development, and use(s), and the building and site developments, and uses 
that exist or have been approved for the general neighborhood. 

Facts in Support of Finding: The One Metro West Development was found 
to have a compatible and harmonious relationship between the proposed 
building and site development and use(s), and the building and site 
developments, and uses that exist or have been approved for the general 
neighborhood at the time of its original approval which remains in effect.  The 
proposed amendments do not change the previously approved project plans 
or uses and therefore the project remains compatible and harmonious with the 
general neighborhood. 

Finding: Safety and compatibility of the design of buildings, parking area, 
landscaping, luminaries and other site features which may include functional aspects 
of the site development such as automobile and pedestrian circulation. 

Facts in Support of Finding: The One Metro West Development was found 
to be safe and compatible in the design of buildings, parking area, landscaping, 
luminaries, and other site features, including functional aspects of the site 
development such as automobile and pedestrian circulation, at the time of its 
original approval, which remains in effect.  The proposed amendments do not 
change the previously approved project plans and therefore the project 
remains a safe and compatible development. 

Finding: Compliance with any performance standards as prescribed elsewhere in 
this Zoning Code. 
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Facts in Support of Finding:  A General Plan Amendment (adopted by 
Resolution 2021-55), and Rezone (adopted by Ordinance No. 2021-12), was 
adopted by the City Council on July 20, 2021.  The approvals permitted a site-
specific density of 80 dwelling units per acre, with a maximum of 1,057 dwelling 
units. The One Metro West development was approved in compliance with 
these requirements and the proposed amendments do not change the 
previously approved project plans. Therefore, the project complies with the 
requirements of the Zoning Code.   

Finding: Consistency with the General Plan and any applicable Specific Plan. 

Facts in Support of Finding: A General Plan Amendment (adopted by 
Resolution 2021-55), and Specific Plan (adopted by Ordinance No. 2021-13), 
was adopted by the City Council on July 20, 2021.  The approvals permitted a 
site-specific density of 80 dwelling units per acre, with a maximum of 1,057 
dwelling units. The One Metro West development was approved in compliance 
with these requirements and the proposed amendments do not change the 
previously approved project plans. Therefore, the project complies with the 
requirements of the General Plan, and the One Metro West Specific Plan.  

Finding: The planning application is for a project-specific case and is not to be 
construed to be setting a precedent for future development. 

Facts in Support of Finding: This application, PDEV-23-0001, is for 
amendments to certain provisions and conditions of the previously-approved 
One Metro West project. The approved project is a mixed-use development 
with residential, office, retail, and open space use that would replace an 
existing industrial use, and the proposed amendments do not change the 
previously approved plans. Any similar future developments would be required 
to submit planning applications as necessary or required by the Planning 
Division. 

Finding: When more than one (1) planning application is proposed for a single 
development, the cumulative effect of all the planning applications shall be 
considered. 

Facts in Support of Finding: No substantial changes to the project are 
proposed in that there are no modifications to the approved project plans or 
uses. Therefore, no cumulative effect for the planning applications will result.  

Finding: For residential developments, consistency with any applicable design 
guidelines adopted by city council resolution. 

Facts in Support of Finding: The One Metro West Specific Plan contains the 
project’s development standards and design guidelines. The One Metro West 
development was approved in compliance with these requirements and the 
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proposed amendments do not change the previously approved project plans.  
Therefore, the project complies with the requirements of the One Metro West 
Specific Plan.

Finding: For affordable multi-family housing developments that include a minimum of 
sixteen (16) affordable dwelling units at no less than twenty (20) dwelling units per 
acre, the maximum density standards of the general plan shall be applied, and the 
maximum density shall be permitted by right and not subject to discretionary review 
during the design review or master plan application process. 

Facts in Support of Finding: The approved One Metro West development 
includes a multi-family residential development. Though the project is not an 
affordable housing development, there would still be a portion of the overall 
dwelling units set aside for affordable housing opportunities. The terms and 
conditions of the affordable units are included in the project’s Development 
Agreement. The proposed amendments do not change or modify the terms 
and conditions of the affordable units in the Development Agreement. 

C. AMENDMENT TO GENERAL PLAN AMENDMENT GP-20-01 

Per Zoning Code Section 13-29(g), there are no specific findings criteria for a general 
plan amendment application. Such action is considered a legislative action subject to 
the discretion of the final decision body, which is the City Council. The proposed projects 
amendments do not change the previously approved project plans or uses, and 
therefore are consistent with the General Plan. 

Below is staff’s justification in support of the proposed general plan amendment: 

The proposed project would continue to contribute to the City meeting its City’s 6th

cycle RHNA allocations including affordable housing allocation and improve the City’s 
overall jobs-housing balance.  

Facts in Support: General Plan Amendment 20-01 implemented the One 
Metro West development. The facts in support of the General Plan Amendment 
include the project’s contribution to helping the City meet its City’s 6th cycle 
RHNA allocations, including affordable housing allocation, as well as improve 
the City’s overall jobs-housing balance. The proposed amendments do not 
change the previously approved project plans and the project would continue 
to help the City meet its City’s 6th cycle RHNA allocations, including affordable 
housing allocation, and improve the City’s overall jobs-housing balance. 

D. AMENDMENT TO SPECIFIC PLAN SP-20-01 

Per Zoning Code Section 13-29(g), there are no specific findings criteria for a specific 
plan application. Such action is considered a legislative action subject to the 
discretionary approval of the final decision body, which is the City Council. The One 
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Metro West Specific Plan establishes the development’s land use plan, development 
standards, zoning regulations, permitted uses, design guidelines, infrastructure 
systems, and implementation strategies on which subsequent project-related 
development activities would be founded. The One Metro West Specific Plan, and 
subsequently approved project-specific architectural plans, detailed site plans, 
grading, landscape, and building permits, are consistent with the specific plan. The 
proposed amendment is limited to rescinding the requirement that the Project be 
approved by the electorate, consistent with approved Measure K, and reflect the July 
20, 2021, second reading and adoption date by the City of Costa Mesa, City Council, 
and adds the provision that the Ordinance shall be effective 31 days from adoption.  
The proposed amendment does not change the previously approved project plans 
and any future ministerial or discretionary approvals would be required to demonstrate 
consistency with the Specific Plan.  

E. MASTER PLAN PA-19-19 

The proposed project complies with Costa Mesa Municipal Code Section 13-29(g)(5) 
for a Master Plan because: 

Finding:  The master plan meets the broader goals of the general plan, any applicable 
specific plan, and the Zoning Code by exhibiting excellence in design, site planning, 
integration of uses and structures, and protection of the integrity of neighboring 
development. 

Facts in Support of Finding: General Plan Amendment 20-01 changed the land 
use designation to High-Density Residential, and Rezone 2021-12 approved 
PDR-HD, allowing for the redevelopment of the property from industrial use to 
the mixed-use development as depicted in the Master Plan (residential, office, 
retail, open space). The Master Plan depicts the development plans that meet 
the Specific Plan development standards and design guidelines. The Master Plan 
serves as a precise plan of development for the project site and includes 
schematic designs of the various project components such as building locations, 
parking design, off-site improvements along Sunflower Avenue, exterior 
elevations of residential buildings, and the open space. The proposed 
amendments do not change the previously approved Master Plan, or the 
approved project plans. Therefore, the Master Plan continues to meet the 
broader goals of the general plan, any applicable specific plan, and the Zoning 
Code by exhibiting excellence in design, site planning, integration of uses and 
structures, and protection of the integrity of neighboring development. 

Finding: Master Plan findings for mixed-use development projects in the mixed-use 
overlay district are identified in Chapter V, Article 11, mixed-use overlay district. 

Facts in Support of Finding: The One Metro West project is not subject to the 
mixed-use overlay district findings because the project site is not one of the 
overlay districts identified in Chapter V, Article 11.  The nearest overlay district to 
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the project site is the North Costa Mesa Specific Plan, approximately one-half 
mile east.

Finding: As applicable to affordable multi-family housing developments, the project 
complies with the maximum density standards allowed pursuant to the general plan and 
provides affordable housing to low or very-low income households, as defined by the 
California Department of Housing and Community Development. The project includes 
long-term affordability covenants in compliance with state law. 

Facts in Support of Finding: The approved project includes 1,057 units within 
a mixed-use multi-family residential development. The project is proposing to 
provide 10 percent of the project dwelling units (minimum of 106 units) as 
affordable units to low- and very-low-income households. The applicant’s 
proposal of affordable housing is included in the Development Agreement and 
remains unchanged by the scope of these amendments. 

F. AMENDMENT TO REZONE R-20-01 

The proposed project complies with Costa Mesa Municipal Code Section 13-29(g)(11) 
for a Rezone because: 

Finding: The proposed Rezone is consistent with the Zoning Code, General Plan, and 
applicable Specific Plan. 

Facts in Support of Finding: The original approval rezoned the property from 
Industrial Park (MP) to Planned Development Residential – High Density (PDR-
HD). Per General Plan Table LU-19 (General Plan and Zoning Consistency), the 
PDR-HD zoning designation is compatible with the High-Density Residential land 
use designation. According to Zoning Code Section 13-20(p), PDR-HD districts 
are intended for multi-family residential developments and complementary non-
residential uses could also be included in the planned development. As such, the 
zoning district allows a mix of residential and non-residential uses and is 
consistent with the intent of the General Plan and the PDR-HD zoning 
designation. The PDR-HD zoning designation also allows up to 20 du/acre but 
also allows for a higher density pursuant to the adopted specific plan. The 
Specific Plan acts as the project’s zoning regulations. Future development on-
site and off-site improvements would be required to comply with the Specific Plan 
development standards and design guidelines.  As the project does not propose 
any modifications to the approved plans the project would remain consistent with 
the General Plan, Zoning, and Specific Plan. 

G. TENTATIVE TRACT MAP T-19-01 

The proposed project complies with Costa Mesa Municipal Code Section 13-29(g)(13) 
for a Tentative Tract Map because:
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Finding:  The creation of the subdivision and related improvements is consistent with 
the General Plan and the Zoning Code. 

Facts in Support of Finding: The previously approved subdivision, including 
establishing the right to a future airspace subdivision for condominium 
purposes and related improvements, would not be modified by the scope of 
the proposed amendments and, therefore, is consistent with the General Plan, 
Zoning, and Specific Plan. 

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

Facts in Support of Finding:  The project is a mixed-use development with 
residential, office, and retail uses on the property. No change to the mix of uses 
is proposed as part of the requested amendments; therefore, the project 
remains 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 previously approved subdivision is not 
proposed to be modified and, therefore, remains suitable to accommodate the 
development 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. 

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 Finding:  The previously approved subdivision will not be 
modified and will still provide adequate setbacks and private open space areas 
such as patios or balconies for most units and incorporates extensive 
landscaping throughout to ensure natural and passive heating and cooling from 
the sun exposure. The design of the residential buildings also incorporates 
open courtyards and rooftop terraces which would allow for additional natural 
cooling and heating. Units would also have operable windows which would 
provide natural cooling and ventilation opportunities as well. In addition to the 
private open space areas, the project also provides a publicly-accessible 1.5-
acre open space area.  

Finding: The subdivision and development of the property will not unreasonably 
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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 approved project does not interfere with 
the public rights-of-way per the Public Services Department. A public access 
easement for the public access and use of the 1.5-acre open space and bicycle 
trail connection to the existing Santa Ana River Trail (for the portion located on 
the private office lot) is included and reflected on the approved Tentative Tract 
Map. The scope of the requested amendments does not change this and 
therefore is consistent with the finding.  

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

Facts in Support of Finding:  The applicant is required to comply with all 
regulations set forth by the Costa Mesa Sanitation District as well as the 
Mesa Water District. The scope of the requested amendments does not 
change this and therefore is consistent with the finding.  

H. DEVELOPMENT AGREEMENT DA-20-02 

Pursuant to City Council Resolution No. 88-53 and Government Code section 65865(c), 
staff recommends approval of the request, based on the following assessment of facts 
and findings, which are also reflected in the draft Resolution: 

Finding: The Development Agreement between the City of Costa Mesa and the 
Developer is: 

1. Consistent with the objectives, policies, general land uses and programs 
specified in the General Plan and with the General Plan as a whole; 

2. Compatible with the uses authorized in, and the existing land use regulations 
prescribed for, the zoning district in which the real property is and will be located; 
and 

3. Is in conformity with and will promote public convenience, general welfare, and 
good land use practice. 

Facts in Support of Findings: The proposed amendment to the approved 
Development Agreement is consistent with the General Plan as the agreement 
continues to provide public benefits to the City, including but not limited to, a total of 106 
deed-restricted affordable units at the very low and low-income levels for no less than 
40 years, an easement to the City of Costa Mesa for public access to a 1.5-acre urban 
open space, and improvements to Sunflower Avenue. In addition, the amendments 
would still require contributions of funding (beyond the required development impact 
fees) for public services such as police and fire, and funding toward economic recovery. 
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Finding:  The Development Agreement between the City of Costa Mesa and the 
Developer will not: 

1. Be detrimental to the health, safety and general welfare; and 
2. Adversely affect the orderly development of property or the preservation of 

property values. 

Facts in Support of Finding: The amendment to the approved Development 
Agreement would not be detrimental to the health, safety, and general welfare of the 
public or adversely affect the orderly development of property. The Development 
Agreement reflects the development plan for the site and documents the additional 
public benefits of the project (such as affordable housing, and an easement in favor of 
the City for public access to 1.5-acres of open space, and funding to improve City 
infrastructure) agreed to by the applicant in exchange for the right to develop per the 
project approvals for the term of the Development Agreement.  

I. Pursuant to Section 15162 of the State CEQA Guidelines, the project was reviewed 
and found to be consistent with the One Metro West Environmental Impact Report 
(EIR) (State Clearinghouse No. 2019050014), which was certified on May 4, 2021, by 
the City Council of the City of Costa Mesa (Resolution No. 2021-54). Pursuant to 
Section 15162 of the Guidelines, no subsequent environmental review is warranted 
for the project because there are no substantial changes to the project in that there 
are no modifications to the approved project plans or required mitigation measures.
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EXHIBIT B 

REVISED DEVELOPMENT AGREEMENT   

Provided under Separate Cover  
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EXHIBIT C 

Amendments to Certain Sections of the approving Ordinances 

Legend:  New text is shown in underlined bold, and the deleted test is shown in strikethrough. 

Ordinance No. 2021-11, Section 7: EFFECTIVE DATE, shall be amended as follows:

SECTION 7: EFFECTIVE DATE. This Ordinance shall become effective following 
approval of the Project by the electorate at the next regular municipal election or at a 
special election funded by the applicant take effect on the 31st day after adoption. 

Ordinance No. 2021-12, Section 7: EFFECTIVE DATE, shall be amended as follows:

SECTION 5: EFFECTIVE DATE. This Ordinance shall become effective following 
approval of the Project by the electorate at the next regular municipal election or at a 
special election funded by the applicant take effect on the 31st day after adoption. 

Ordinance No. 2021-13, Section 7: EFFECTIVE DATE, shall be amended as follows:

SECTION 5: EFFECTIVE DATE. This Ordinance shall become effective following 
approval of the Project by the electorate at the next regular municipal election or at a 
special election funded by the applicant take effect on the 31st day after adoption. 
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EXHIBIT D 

Amendments to certain conditions of approval of Resolution 2021-545 

Legend:  New text is shown in underlined bold, and the deleted test is shown in strikethrough 

Artwork Conditions of Approval 

 COA No. 9 – The final design of the public art display on Building A’s parking structure 
façade along the I-405 Freeway, which shall incorporate vertical landscaping, shall be 
subject to review and final approval by the Planning Commission. The Cultural Arts 
Committee (CAC) may first review the proposed freeway façade design and make 
recommendations to the Planning Commission. No public art display visible along the 
I-405 Freeway shall be installed without prior review by and approval from the 
Planning Commission.

 COA No. 66 – Prior to the issuance of the first building permit for the proposed project, 
the owner/developer would be required to submit a Design Plan for the Building “A” 
parking elevation (façade) along the I-405 Freeway for review by the Planning Division 
and approval by the City’s Cultural Arts Commission Committee. All architectural 
treatments would exclude the use of moving, flashing, or otherwise visually distracting 
elements or materials that are highly reflective or generate noise. [PPP-AES-1]
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EXHIBIT B – Revised Development Agreement 20-02 

Legend:  New text is shown in underlined bold, and the deleted text is shown in 
strikethrough. 

Note: The document covenants have been renumbered to account for added text and or 
sections. 
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DEVELOPMENT AGREEMENT NO. 20-02 

A DEVELOPMENT AGREEMENT BETWEEN 

CITY OF COSTA MESA 

and 

INTERNATIONAL ASSET MANAGEMENT HOLDING GROUP, LLC 

Approved July 20, 2021, by Ordinance No. 2021-11 

Amended by the City Council on _________, 2024 
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DEVELOPMENT AGREEMENT NO. 20-02 

This Development Agreement (hereinafter “Agreement”) is entered into as of this ___ 
day of _______, 202_ by and between the City of Costa Mesa, California (hereinafter “CITY”), 
and International Asset Management Holding Group, LLC, a California Limited Liability 
Company (hereinafter “OWNER”): 

RECITALS 

WHEREAS, CITY is authorized to enter into binding development agreements with 
persons having legal or equitable interests in real property for the development of such property, 
pursuant to Section 65864, et seq. of the Government Code; and 

WHEREAS, This Agreement constitutes a current exercise of CITY’s police powers to 
provide predictability to OWNER in the development approval process by vesting the permitted 
uses, density, intensity of use, and timing and phasing of development consistent with the 
Development Plan in exchange for OWNER’s commitment to provide significant public benefits 
to CITY as set forth in Section 4, below.  

WHEREAS, OWNER has requested CITY to enter into a development agreement and 
proceedings have been taken in accordance with the rules and regulations of CITY; and 

WHEREAS, the best interests of the citizens of the CITY and the public health, safety 
and welfare will be served by entering into this Agreement; and 

WHEREAS, the City Council hereby finds and determines that this Agreement is of 
major significance because it will enable the development of a mixed-use project with 
residential, commercial, creative office and open space uses and provide the CITY with 
additional funds that could be used for CITY facilities and will therefore implement numerous 
general plan and other public policies of the CITY; and  

WHEREAS, the provision by OWNER of these aforementioned public benefits allows 
the CITY to realize significant economic, and social benefits; and  

WHEREAS, the physical effects, if any, of the Project and this Agreement have been 
analyzed pursuant to the California Environmental Quality Act (“CEQA”) (Pub. Res. Code 
section 21000 et seq.); and 

WHEREAS, this Agreement and the Project are consistent with the Costa Mesa General 
Plan, as amended, and any specific plan, as amended, applicable thereto; and 

WHEREAS, all actions taken and approvals given by CITY have been duly taken or 
approved in accordance with all applicable legal requirements for notice, public hearings, 
findings, votes, and other procedural matters; and 

WHEREAS, development of the Property in accordance with this Agreement will 
provide substantial benefits to CITY and will further important policies and goals of CITY; and 
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WHEREAS, this Agreement will eliminate uncertainty in planning and provide for the 
orderly development of the Property, ensure progressive installation of necessary improvements, 
provide for public services appropriate to the development of the Project, and generally serve the 
purposes for which development agreements under Section 65864, et seq. of the Government 
Code are intended. 

COVENANTS 

NOW, THEREFORE, in consideration of the above recitals and of the mutual covenants 
hereinafter contained and for other good and valuable consideration, the receipt and adequacy of 
which are hereby acknowledged, the parties agree as follows: 

1. DEFINITIONS AND EXHIBITS. 

1.1 Definitions.  The following terms when used in this Agreement shall be 
defined as follows: 

1.1.1 “Agreement” means this Development Agreement. 

1.1.2 “CITY” means the City of Costa Mesa, a California municipal 
corporation. 

1.1.3 “City Council” means the duly elected city council of the City of Costa 
Mesa. 

1.1.4 “Commencement Date” means the date the Term of this Agreement 
commences. 

1.1.5 “Construction Date” means the date the first building permit is 
issued.  

1.1.6 “Development” means the improvement of the Property for the purposes 
of completing the structures, improvements and facilities comprising the Project including, but 
not limited to: grading; the construction of infrastructure and public facilities related to the 
Project whether located within or outside the Property; the construction of buildings and 
structures; and the installation of landscaping.  “Development” does not include the maintenance, 
repair, reconstruction or redevelopment of any building, structure, improvement or facility after 
the construction and completion thereof. 

1.1.7 “Development Approvals” means all permits and other entitlements for 
use subject to approval or issuance by CITY in connection with development of the Property 
including, but not limited to: 

(a) general plan, general plan amendments, specific plans and specific plan 
amendments; 

(b) tentative and final subdivision and parcel maps; 
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(c) conditional use permits and master plans; 

(d)  zoning, zoning map amendments, and zoning text amendments; and,  

(e) grading and building permits. 

1.1.8 “Development Exaction” means any requirement of CITY in connection 
with or pursuant to any Land Use Regulation or Development Approval for the dedication of 
land, the construction of improvements or public facilities, or the payment of fees in order to 
lessen, offset, mitigate or compensate for the impacts of development on the environment or 
other public interests. 

1.1.9 “Development Impact Fee” a monetary exaction other than a tax or special 
assessment, whether established for a broad class of projects by legislation of general 
applicability or imposed on a specific project on an ad hoc basis, that is charged by a local 
agency to the applicant in connection with approval of a development project for the purpose of 
defraying all or a portion of the cost of public facilities related to the development project, but 
does not include park “in lieu” fees specified in Government Code Section 66477, fees for 
processing applications for governmental regulatory actions or approvals, or fees collected under 
development agreements adopted pursuant to Article 2.5 of the Government Code (commencing 
with Section 65864) of Chapter 4. 

1.1.10 “Development Plan” means the plan for development of the Property as 
set forth in the vested entitlements listed in Exhibit “C”. 

(a) “Director” means the Director of the City’s Development Services 
Department, including his or her designee. 

1.1.11 “Effective Date” means the date the ordinance approving and authorizing 
this Agreement becomes effective. 

1.1.12 "Interest Charge” means the interest payment applied to deferred 
Development Exaction and Development Impact Fees. 

1.1.13 “Interest Rate” means the rate of interest, three percent (3%) per 
year, compounded annually, used to calculate the Interest Charge. 

1.1.14 “Land Use Regulations” means all ordinances, resolutions, codes, rules, 
regulations and official policies of CITY governing the development and use of land, including, 
without limitation, the permitted use of land, the density or intensity of use, subdivision 
requirements, the maximum height and size of proposed buildings, the provisions for reservation 
or dedication of land for public purposes, and the design, improvement and construction 
standards and specifications applicable to the development of the Property. “Land Use 
Regulations” does not include any CITY ordinance, resolution, code, rule, regulation or official 
policy, governing: 

(a) the conduct of businesses, professions, and occupations; 
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(b)  taxes (special or general) and assessments; 

(c)  the control and abatement of nuisances; 

(d)  the granting of encroachment permits and the conveyance of rights and 
interests that provide for the use of or the entry upon public property; 

(e)  the exercise of the power of eminent domain. 

1.1.15 “OWNER” means the persons and entities listed as OWNER on page 1 of 
this Agreement and their successors in interest to all or any part of the Property. 

1.1.16 “Mortgagee” means a mortgagee of a mortgage, a beneficiary under a 
deed of trust or any other security-device lender, and their successors and assigns. 

1.1.17 “Project” means the development of the Property contemplated by the 
Development Plan as such Plan may be further defined, enhanced or modified pursuant to the 
provisions of this Agreement. 

1.1.18 “Property” means the real property described on Exhibit “A” and shown 
on Exhibit “B” to this Agreement.  

1.1.19 “Public Benefit” refers to those benefits provided to the CITY and the 
community by OWNER pursuant to Section 4 below.  

1.1.20 “Reservation of Rights” means the rights and authority excepted from the 
assurances and rights provided to OWNER under this Agreement and reserved to CITY under 
Section 3.3 of this Agreement. 

1.2 Exhibits.  The following documents are attached to, and by this reference 
made a part of, this Agreement: 

Exhibit “A” – Legal Description of the Property. 

Exhibit “B” – Map showing Property and its location. 

Exhibit “C” – Development Plan. 

Exhibit “D” – Development Impact Fees 

2. GENERAL PROVISIONS. 

2.1 Binding Effect of Agreement.  The Property is hereby made subject to this 
Agreement.  Development of the Property is hereby fully vested and authorized and shall be 
carried out in substantial accordance with the terms of the Development Plan and this 
Agreement. 

2.2 Ownership of Property.  OWNER represents and covenants that it is the 
owner of the fee simple title to, or has an equitable interest in, the Property or a portion thereof.  
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2.3 City Council Findings. The City Council finds that: 

2.3.1 This Agreement is consistent with the CITY’s General Plan, as amended.  

2.3.2 This Agreement ensures a desirable and functional community 
environment, provides effective and efficient development of public facilities, infrastructure, and 
services appropriate for the development of the Project and enhances effective utilization of 
resources within the CITY.  

2.3.3 This Agreement provides public benefits to the City.  

2.3.4 This Agreement strengthens the public planning process, encourages 
private participation in comprehensive planning and reduces costs of development and 
government.  

2.3.5 The best interests of the citizens of the CITY and the public health, safety, 
and welfare will be served by entering into this Agreement. 

2.4 Term.  The term of this Agreement shall commence on the date (the 
“Commencement Date”) that is the Effective Date, and shall continue for a period of twenty five 
(25) years thereafter, unless this term is modified or extended pursuant to the provisions of this 
Agreement.  Thereafter, the OWNER shall have no vested right under this Agreement, regardless 
of whether or not OWNER has paid any Development Impact Fee.  

2.5 Assignment. 

2.5.1 Right to Assign.  OWNER shall have the right to sell, transfer or assign 
the Property in whole or in part (provided that no such partial transfer shall violate the 
Subdivision Map Act, Government Code Section 66410, et seq.) to any person, partnership, joint 
venture, firm or corporation at any time during the term of this Agreement; provided, however, 
that any such sale, transfer or assignment shall include the assignment and assumption of the 
rights, duties and obligations arising under or from this Agreement and be made in strict 
compliance with the following conditions precedent: 

(a) No sale, transfer or assignment of any right or interest under this 
Agreement shall be made unless made together with the sale, transfer or assignment of all or a 
part of the Property. 

(b) Concurrent with any such sale, transfer or assignment, OWNER shall 
notify CITY, in writing, of such sale, transfer or assignment and shall provide CITY with an 
executed agreement (“Assignment and Assumption Agreement”), in a form reasonably 
acceptable to CITY, by the purchaser, transferee or assignee and providing therein that the 
purchaser, transferee or assignee expressly and unconditionally assumes all the duties, 
obligations, agreements, covenants, waivers of OWNER under this Agreement, including, 
without limitation, the covenants not to sue and waivers contained in Sections 7.2 and 8.4 hereof. 

Any sale, transfer or assignment not made in strict compliance with the foregoing 
conditions shall constitute a default by OWNER under this Agreement.  Notwithstanding the 
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failure of any purchaser, transferee or assignee to execute the agreement required by Paragraph 
(b) of this Subsection 2.5.1, the burdens of this Agreement shall be binding upon such purchaser, 
transferee or assignee, but the benefits of this Agreement shall not inure to such purchaser, 
transferee or assignee until and unless such agreement is executed. 

2.5.2 Release of Transferring Owner.  Notwithstanding any sale, transfer or 
assignment, a transferring OWNER shall continue to be obligated under this Agreement with 
respect to the transferred Property or any transferred portion thereof, unless such transferring 
OWNER is given a release in writing by CITY, which release shall be provided by CITY upon 
the full satisfaction by such transferring OWNER of the following conditions: 

(a) OWNER no longer has a legal or equitable interest in all or any part of the 
Property subject to the transfer. 

(b) OWNER is not then in default under this Agreement. 

(c) OWNER has provided CITY with the notice and executed agreement 
required under Paragraph (b) of Subsection 2.5.1 above. 

(d) The purchaser, transferee or assignee provides CITY with security 
equivalent to any security previously provided by OWNER to secure performance of its 
obligations hereunder. 

2.5.3 Subsequent Assignment.  Any subsequent sale, transfer or assignment 
after an initial sale, transfer or assignment shall be made only in accordance with and subject to 
the terms and conditions of this Section. 

2.5.4 Utilities.  The Project shall be connected to all utilities necessary to 
provide adequate water, sewer, gas, electric, and other utility service to the Project, prior to the 
issuance of a certificate of occupancy for any portion of the Project. 

2.5.5 Sale to Public and Completion of Construction.  The provisions of 
Subsection 2.5.1 shall not apply to the sale or lease (for a period longer than one year) of any lot 
or condominium that has been finally subdivided and is individually (and not in "bulk") sold or 
leased to a member of the public or other ultimate user.  This Agreement shall terminate with 
respect to any lot/condominium and such lot/condominium shall be released and no longer be 
subject to this Agreement without the execution or recordation of any further document upon 
satisfaction of both of the following conditions: 

(a) The lot/condominium has been finally subdivided and individually (and 
not in "bulk") sold or leased (for a period longer than one year) to a member of the public or 
other ultimate user; and 

(b) A certificate of occupancy has been issued for a building on the 
lot/condominium, and the fees for such lot set forth in this Agreement have been paid. 

2.6 Amendment or Cancellation of Agreement.  This Agreement may be 
amended or canceled in whole or in part only by written consent of all parties in the manner 
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provided for in Government Code Section 65868.  This provision shall not limit any remedy of 
CITY or OWNER as provided by this Agreement. 

2.7 Termination.  This Agreement shall be deemed terminated and of no 
further effect upon the occurrence of any of the following events: 

(a)     Expiration of the stated term of this Agreement as set forth in Section 2.4. 

(b)     Entry of a final judgment setting aside, voiding or annulling the adoption of 
the ordinance approving this Agreement. 

(c)     Completion of the Project in accordance with the terms of this Agreement 
including issuance of all required occupancy permits and acceptance by CITY or applicable 
public agency of all required dedications. 

Termination of this Agreement shall not constitute termination of any other land 
use entitlements approved for the Property.  Upon the termination of this Agreement, no party 
shall have any further right or obligation hereunder except with respect to any obligation to have 
been performed prior to such termination or with respect to any default in the performance of the 
provisions of this Agreement that has occurred prior to such termination or with respect to any 
obligations that are specifically set forth as surviving this Agreement.  Upon such termination, 
any Development Impact Fees paid by OWNER to CITY for residential units on which 
construction has not yet begun shall be refunded to OWNER by CITY. 

2.8 Notices. 

(a)     As used in this Agreement, "notice" includes, but is not limited to, the 
communication of notice, request, demand, approval, statement, report, acceptance, consent, 
waiver, appointment or other communication required or permitted hereunder. 

(b)      All notices shall be in writing and shall be considered given either: (i) when 
delivered in person to the recipient named below; or (ii) on the date of delivery shown on the 
return receipt, after deposit in the United States mail in a sealed envelope as either registered or 
certified mail with return receipt requested, and postage and postal charges prepaid, and 
addressed to the recipient named below; or (iii) on the date of delivery shown in the records of 
the telegraph company after transmission by telegraph to the recipient named below. All notices 
shall be addressed as follows: 

If to CITY: 

City of Costa Mesa 
77 Fair Drive 
Costa Mesa, CA 92627 
(714) 754-5245 
Attn: City Manager 

Copy to: 
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Jones & Mayer 
3777 N Harbor Blvd. 
Fullerton, CA 
(714) 446-1400 
Attn: Kimberly Hall Barlow 

If to OWNER: 

Rose Equities, as agent for International Asset Management Holding Group, LLC 
8383 Wilshire Boulevard, Suite 632 
Beverly Hills, CA 90211 
Attn: Brent Stoll 
Telephone: (323) 782-4300 

Copy to: 

Rutan & Tucker, LLP 
611 Anton Blvd., Suite 1400 
Costa Mesa, CA 92694 
Attn: John A. Ramirez 
Telephone: (714) 662-4610 

(c)     Either party may, by notice given at any time, require subsequent notices to 
be given to another person or entity, whether a party or an officer or representative of a party, or 
to a different address, or both. Notices given before actual receipt of notice of change shall not 
be invalidated by the change. 

3. DEVELOPMENT OF THE PROPERTY. 

3.1 Rights to Develop.  Subject to the terms of this Agreement including the 
Reservation of Rights, OWNER shall have a vested right to develop the Property in accordance 
with, and to the extent of, this Agreement.  Except as expressly provided otherwise herein, the 
Project shall remain subject to all Land Use Regulations and Development Approvals in effect 
on the Effective Date that are required to complete the Project as contemplated by the 
Development Plan.  Except as otherwise provided in this Agreement, the permitted uses of the 
Property, the density and intensity of use, the maximum height and size of proposed buildings, 
and provisions for reservation and dedication of land for public purposes shall be those set forth 
in the Land Use Regulations and Development Approvals in effect on the Effective Date or, if 
consented to by OWNER, those subsequently adopted or amended.  OWNER shall comply with 
all mitigation measures required to be undertaken pursuant to any document prepared in 
compliance with the California Environmental Quality Act with respect to the Project. 

3.2 Effect of Agreement on Land Use Regulations.  Except as otherwise 
provided under the terms of this Agreement including the Reservation of Rights, the rules, 
regulations and official policies governing permitted uses of the Property, the density and 
intensity of use of the Property, the maximum height and size of proposed buildings, and the 
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design, improvement and construction standards and specifications applicable to development of 
the Property shall be the Land Use Regulations and Development Approvals in effect on the 
Effective Date.  In connection with any subsequently adopted Development Approvals and 
except as specifically provided otherwise herein, CITY may exercise its discretion in accordance 
with the Land Use Regulations then in effect, as provided by this Agreement, including, but not 
limited to, the Reservation of Rights.  CITY shall accept for processing, review and action all 
applications for subsequent development approvals, and such applications shall be processed 
expeditiously. 

3.3 Reservation of Rights. 

3.3.1 Limitations, Reservations and Exceptions.  Notwithstanding any other 
provision of this Agreement, the following regulations shall apply to the development of the 
Property: 

(a) Processing fees and charges of every kind and nature imposed by CITY to 
cover the estimated actual costs to CITY of processing applications for Development Approvals 
or for monitoring compliance with any Development Approvals granted or issued. 

(b) Procedural regulations relating to hearing bodies, petitions, applications, 
notices, findings, records, hearings, reports, recommendations, appeals and any other matter of 
procedure. 

(c) Regulations, policies and rules governing engineering and construction 
standards and specifications applicable to public and private improvements, including, without 
limitation, all uniform codes adopted by the City and any local amendments to those codes 
adopted by the CITY, including, without limitation, the CITY's Building Code, Plumbing Code, 
Mechanical Code, Electrical Code, and Grading Ordinance. 

(d)  Regulations imposing Development Exactions; provided, however, that no 
such subsequently adopted Development Exaction shall be applicable to development of the 
Property unless such Development Exaction is applied uniformly to development, either 
throughout the CITY or within a defined area of benefit which includes the Property. No such 
subsequently adopted Development Exaction shall apply if its application to the Property would 
physically prevent development of the Property for the uses and to the density or intensity of 
development set forth in the Development Plan. In the event any such subsequently adopted 
Development Exaction fulfills the same purposes, in whole or in part, as the fees set forth in 
Section 4 of this Agreement, CITY shall allow a credit against such subsequently adopted 
Development Exaction for the fees paid under Section 4 of this Agreement to the extent such 
fees fulfill the same purposes. 

(e)  Regulations that may be in material conflict with this Agreement but that 
are reasonably necessary to protect the residents of the project or the immediate community from 
a condition perilous to their health or safety.  To the extent possible, any such regulations shall 
be applied and construed so as to provide OWNER with the rights and assurances provided 
under this Agreement. 

(f) Regulations that are not in material conflict with this Agreement or the 
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Development Plan.  Any regulation, whether adopted by initiative or otherwise, limiting the rate 
or timing of development of the Property shall be deemed to materially conflict with the 
Development Plan and shall therefore not be applicable to the development of the Property. 

(g) Regulations that are in material conflict with the Development Plan; 
provided OWNER has given written consent to the application of such regulations to 
development of that Property in which the OWNER has a legal or equitable interest. 

(h) Regulations that impose, levy, alter or amend fees, charges, or Land Use 
Regulations relating to consumers or end users, including, without limitation, trash can 
placement, service charges and limitations on vehicle parking. 

(i) Regulations of other public agencies, including Development Impact Fees 
adopted or imposed by such other public agencies, although collected by CITY. 

3.3.2 Subsequent Development Approvals.  This Agreement shall not prevent 
CITY, in acting on subsequent development approvals and to the same extent it would otherwise 
be authorized to do so absent this Agreement, from applying subsequently adopted or amended 
Land Use Regulations that do not materially conflict with this Agreement and do not impose 
increased costs on OWNER. 

3.3.3 Modification or Suspension by State or Federal Law.  In the event that 
State, County or Federal laws or regulations, enacted after the Effective Date of this Agreement, 
prevent or preclude compliance with one or more of the provisions of this Agreement, such 
provisions of this Agreement shall be modified or suspended as may be necessary to comply 
with such State or Federal laws or regulations; provided, however, that this Agreement shall 
remain in full force and effect to the extent it is not inconsistent with such laws or regulations 
and to the extent such laws or regulations do not render such remaining provisions impractical to 
enforce. 

3.4 Regulation by Other Public Agencies.  It is acknowledged by the parties 
that other public agencies not within the control of CITY may possess authority to regulate 
aspects of the development of the Property separately from or jointly with CITY and this 
Agreement does not limit the authority of such other public agencies. 

3.5 Timing of Development.  Because the California Supreme Court held in 
Pardee Construction Co. v. City of Camarillo, 37 Cal. 3d 465 (1984), that the failure of the 
parties in that case to provide for the timing of development resulted in a later-adopted initiative 
restricting the timing of development to prevail over the parties’ agreement, it is the specific 
intent of the Parties to provide for the timing of the Project in this Agreement.  To do so, the 
Parties acknowledge and provide that Owner shall have the right, but not the obligation, to 
complete the Project in such order, at such rate, at such times, and in as many development 
phases and sub-phases as Owner deems appropriate in its sole subjective business judgment. 

3.6 Conditions, Covenants and Restrictions.  Owner shall have the ability to 
reserve and record such covenants, conditions, and restrictions (CC&Rs) against the Property as 
Owner deems appropriate, in its sole and absolute discretion.  Such CC&Rs may not conflict 
with this Agreement or the General Plan.  Before recording any CC&Rs, Owner shall provide a 
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copy of the CC&Rs to the City for review and approval by the City Attorney.  The City 
Attorney’s review shall be limited to determining if the CC&Rs substantially comply with this 
Agreement. Within thirty (30) days after receiving a copy of the proposed CC&Rs from Owner, 
the City Attorney shall provide Owner with either (i) a statement that the CC&Rs comply with 
this Agreement (“CC&R Approval”) or (ii) written comments identifying each aspect of the 
CC&Rs which the City Attorney believes not to be in compliance with this Agreement (a 
“Statement of Non-Compliance”). If the City Attorney fails to provide Owner with either CC&R 
Approval or a Statement of Non-Compliance within thirty (30) days following a written request 
by Owner, City shall be deemed to have approved the CC&Rs and Owner may record the 
CC&Rs against the Property. If the City Attorney provides a Statement of Non-Compliance, 
Owner shall have thirty (30) days in which to respond to the Statement of Non-Compliance.  
Upon submittal of Owner’s response, the procedure described above for the initial submittal and 
City Attorney review of proposed CC&Rs shall again be followed. This procedure shall be 
followed until Owner either (1) receives CC&R Approval, (2) submits the compliance issues to 
binding arbitration pursuant to the rules of the American Arbitration Association, (3) files an 
action for declaratory relief in Orange County Superior Court seeking a judicial determination of 
the compliance of the proposed CC&Rs, or (4) an agreement is otherwise reached between the 
Parties allowing for the recording of the CC&Rs.  The CC&Rs may run with the land and bind 
Owner’s successors and assigns.  Except as provided above, any dispute between the Parties 
regarding the City’s approval or rejection of the CC&Rs shall be subject to immediate and 
binding arbitration pursuant to the rules of the American Arbitration Association. 

4. PROJECT BENEFITS & COMMITMENTS 

4.1 Public Benefits.  The Project will serve to redevelop an industrial site, will 
provide on-site infrastructure upgrades; and will provide additional housing opportunities to 
residents of the City.  In addition, the Project will improve the City’s open space and recreational 
facilities by providing the following: 

4.1.1 Public Open Space:  The Project will include the construction, ongoing 
maintenance and management of a 1.5-acre passive open space area that will be made available 
to the general public through dedication of a perpetual public access easement to the CITY, 
which easement shall run with the land in perpetuity and be recorded against the Property in a 
form and manner approved by the CITY;  

4.1.2 Community Center:  The Project will also include construction, ongoing 
maintenance and management of a 1,500-square-foot community room located in Building B 
that will be made available for use to the CITY at no cost and to the general public subject to the 
same cost and schedule availability applicable to Project residents (subject to commercially 
reasonable rules regarding access, insurance requirements, security, etc.,); 

4.1.3 Sunflower Avenue Improvements:  The Project will include off-site 
improvements to Sunflower Avenue that would include, but not be limited to, wider pedestrian 
sidewalks, street furniture, lighting, wayfinding and public art, pedestrian signal, pedestrian and 
bike crossings, improved bicycle lanes (beyond the Class II facilities required along the Project 
frontage) with identification and separation from vehicles, new landscaped street median 
pockets, and striped on-street parking along the south side of Sunflower Avenue; 
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4.1.4 Maintenance of Off-Site Improvements: The CITY will maintain 
pavement, curb and gutter;  the OWNER is to maintain offsite landscaping, irrigation and other 
features; 

4.1.5 Advancement of Development Impact Fees: OWNER shall pay all 
development impact fees identified in Section 4.3 to the CITY, fees shall be paid in two 
installments with deferred fees subject to a three percent (3%) interest rate. The first 
payment shall be received with the issuance of the first building permit (Year 1), the second 
and final payment received by the end of Year 5, five years from the date of the first permit 
issuance prior to the issuance of the first building permit; 

4.1.6 Funding for Public Safety: prior to issuance of first building permit 
OWNER shall pay to CITY the sum of two million dollars ($2,000,000.00) to be used, in the 
City’s sole and absolute discretion, to enhance the operations of the CITY’s Police and Fire 
departments, including, but not limited to updates to the firing range, replacement Fire apparatus, 
and other public safety related projects and/or expenses; 

4.1.7 Funding for Community Infrastructure Improvements:  prior to issuance of 
first building permit OWNER shall pay to CITY the sum of one million dollars ($1,000,000.00) 
to be used, in the City’s sole and absolute discretion, to be used toward City-wide roadway and 
trail improvements (e.g. Adams Avenue improvements and Citywide bike trail improvements); 

4.1.8 Economic Recovery and Community Enhancement Fund:  prior to 
issuance of first building permit no later than five years from the date of the first issuance 
building permit “Construction Date”, the OWNER shall pay to CITY the sum of three million 
dollars ($3,000,000.00) plus the Interest Charge, being a three percent (3%) interest rate, to 
be used by the City, in its sole and absolute discretion, to assist community enhancement 
programs and projects related to economic sustainability and recovery, and/or to support 
essential governmental functions impacted during states of emergency and/or recovery 
therefrom, and/or other community enhancement efforts such as park and open space acquisition, 
rehabilitation, refurbishment or enhancement (e.g. Shalimar Community Center, Ketchum-Libolt 
park improvements, etc.).   

4.1.9 4.1.9  Gisler Avenue/Garfield Avenue Bridge:  OWNER agrees to support 
CITY’s objections to and actions to remove the planned Gisler/Garfield Avenue Santa Ana River 
crossing from the OCTA’s Master Plan of Arterial Highways (“OCMPAH”). 

4.2 Affordable Housing. It is the intent of CITY to consider and adopt a 
citywide affordable housing program to require the inclusion of affordable housing, or fees in-
lieu thereof, in conjunction with all new residential development.  The Project shall provide one 
hundred six (106) of its units at rates that are affordable to lower-income families; of the total 
units, sixty-seven (67) units shall be reserved for very low-income and thirty-nine (39) units for 
low-income tenants.  The Project shall not satisfy this requirement by payment of fees in-lieu 
thereof.  The provisions of this Section 4.2 shall continue to apply in the event of a condominium 
conversion. 
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Affordable units shall be deed restricted in a form approved by the Director and maintained in 
for a period of not less than forty (40) years from the date of the last certificate of occupancy of 
the Project at the affordability levels described in this section. Such units shall be evenly 
distributed throughout the Project and shall be identical to all other similarly sized units at the 
Project in terms of design, construction, access and OWNER provided amenities. Construction 
of affordable units will be proportional throughout the development of the Project, such that a 
proportional share of affordable units will be included in each phase of development, i.e., if the 
first phase of the Project is 25% of the total residential units, then approximately 25% of the total 
affordable units must be completed in that first phase, etc. In addition, the sizes of the affordable 
units shall be proportionate to the sizes of all other units within the Project, i.e., if the Project is 
comprised of 40% one-bedroom, 50% two-bedroom and 10% three-bedroom, then the bedroom 
count for the affordable units shall be similarly allocated.  

If OWNER determines to record a Final Tract Map and convert the apartment units to 
condominium units, and notwithstanding any provision of Section 2.5.5 of this Agreement to the 
contrary, Owner shall either: maintain the residential rental units as rental units at the then 
current income and affordability levels described in this section; market for sale and thereafter 
sell the units based on the then current income and affordability levels described in this section; 
or, if applicable, relocate any and all tenants residing in affordable units under the terms imposed 
by applicable law and/or the citywide affordable housing program in existence at the time of 
relocation and sell the former rental units at the then current income and affordability levels 
described in this section. 

4.3 Development Impact Fees. Unless specified below, the OWNER shall pay all 
development impact fees identified in this section, and further detailed in Exhibit D, to the 
CITY. Fees shall be paid in two installments, Year 1 and by the end of Year 5, with 
deferred fees subject to a 3% interest rate. The first payment shall be received with the 
issuance of the first building permit (Year 1), the second and final payment received by the 
end of Year 5, five years from the date of the first permit issuance. 

4.3.1 Parkland Impact Fee.  Project will be subject to the park impact fee for apartment 
units at $5,000.00 per unit and shall be paid to the CITY prior to the issuance of the first building 
permit. The project includes a subdivision for condominium purposes that OWNER indicates 
may or may not be exercised.  Should the OWNER determine to record a Final Tract Map and 
convert the apartment units to condominium units, OWNER shall pay the difference in fees 
between the initial $5,000.00 per unit park impact fee and the fee in place at the time of Map 
recordation for condominium units. The Tentative Tract Map shall remain valid for the term of 
this agreement and expire coterminous with this agreement if not exercised.  

4.3.2 Traffic Impact Fee. The Project will be subject to the traffic impact fee for all 
additional vehicle trips generated by the Project at the rate in place at the time of approval of the 
Project (currently two hundred thirty-five dollars ($235.00) per additional vehicle trip) and shall 
be paid to the CITY prior to the issuance of the first building permit. The Project will generate a 
total of six thousand eight hundred (6,800) vehicle trips.  

4.3.3 Open Space and Public Park Impact Fee (Measure Z). The Project is subject to the 
Open Space and Public Park Impact Fee (also known as Measure Z) at the fee established by 
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Resolution of the City Council at the time of issuance of the first building permit up to $1.50 per 
square foot. The fee shall be paid to the CITY prior to the issuance of the first building permit. 

4.3.4 Fire  Protection System Development Impact Fee.  The intent of the parties is that 
the Project shall be subject to the most current Fire Protection System Development Impact Fee.  
Accordingly, the Project is subject to a Fire Protection System Development Impact fee in an 
amount calculated to be the equivalent of the North Costa Mesa Fire Fee study; provided, 
however, that if a new citywide Fire Protection System Development Impact Fee study is 
adopted after issuance of first building permit, the Project shall then be subject to this new fee.   

4.3.5 Time of Payment.  Except as described in Subsection 4.3, the fees required shall 
be paid to CITY as specified in Exhibit D.  All Development Impact Fees required shall be paid 
to CITY in accordance with the terms of the implementing ordinance(s), as detailed in Exhibit D, 
and according to the following schedule: 

(i) for Building A, prior to the issuance of the first building permit; 

(ii) for Building B, Building C and the Office Building, at the end of 
Year 5, plus the three percent (3%) Interest Charge, following the Construction Date.   

4.4  Dedication of On-Site Easements and Rights of Way.  OWNER shall dedicate to 
CITY all on-site rights of way and easements deemed necessary for public improvements, in 
CITY's sole discretion, within 15 days of receipt of written demand from CITY.   

5. FINANCING OF IMPROVEMENTS.  If deemed appropriate by CITY, CITY and 
OWNER shall cooperate in the formation of any special assessment district, community facilities 
district or alternate financing mechanism to pay for the construction and/or maintenance and 
operation of public or private improvements required as part of the Development Plan and/or 
payment of any Development Impact Fees.  Without limiting the generality of the foregoing, for 
the purposes of this paragraph, included within the definition of public improvements are street 
improvements, sewer improvements, drainage improvements, water improvements, other utility 
improvements, park improvements, trail improvements, pedestrian or bicycle improvements and 
open space.  To the extent any such district or other financing entity is formed and sells bonds in 
order to finance such reimbursements, OWNER may be reimbursed to the extent that OWNER 
spends funds or dedicates land for the establishment of public improvements. Notwithstanding 
the foregoing, it is acknowledged and agreed by the parties that nothing contained in this 
Agreement shall be construed as requiring CITY or the City Council to form any such district or 
to issue and sell bonds. 

6. REVIEW FOR COMPLIANCE. 

6.1 Periodic Review.  The CITY may review this Agreement annually, on or 
before the anniversary of the Effective Date, in order to ascertain the compliance by OWNER 
with the terms of the Agreement.  OWNER shall submit an Annual Monitoring Report, in a form 
acceptable to the Director, within thirty (30) days after written notice from the CITY.  The 
Annual Monitoring Report shall be accompanied by an annual review and administration fee 
sufficient to defray the estimated costs of review and administration of the Agreement during the 
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succeeding year.  The amount of the annual review and administration fee shall be set annually 
by resolution of the City Council. 

6.2 Special Review.  The City Council may order a special review of 
compliance with this Agreement at any time. The Director, or his or her designee, shall conduct 
such special reviews. 

6.3 Procedure.   

(a) During either a periodic review or a special review, OWNER shall be 
required to demonstrate good faith compliance with the terms of the Agreement.  The burden of 
proof on this issue shall be on OWNER. 

(b) Upon completion of a periodic review or a special review, the Director, or 
his or her designee, may submit a report to the Planning Commission setting forth the evidence 
concerning good faith compliance by OWNER with the terms of this Agreement and his or her 
recommended finding on that issue. 

(c) If the Planning Commission finds and determines on the basis of 
substantial evidence that OWNER has complied in good faith with the terms and conditions of 
this Agreement, the review shall be concluded. 

(d) If the Planning Commission finds and determines on the basis of 
substantial evidence that OWNER has not complied in good faith with the terms and conditions 
of this Agreement, the Commission may recommend to the City Council modification or 
termination of this Agreement.  Notice of default as provided under Section 7.3 of this 
Agreement shall be given to OWNER prior to or concurrent with proceedings under Section 6.4 
and Section 6.5. 

6.4 Proceedings Upon Modification or Termination.  If, upon a finding under 
Section 6.3, CITY determines to proceed with modification or termination of this 
Agreement, CITY shall give written notice to OWNER of its intention so to do. The notice 
shall be given at least ten (10) calendar days prior to the scheduled hearing and shall 
contain: 

(a) The time and place of the hearing; 

(b) A statement as to whether or not CITY proposes to terminate or to modify 
the Agreement; and, 

(c) Such other information that the CITY considers necessary to inform 
OWNER of the nature of the proceeding. 

6.5 Hearing on Modification or Termination. At the time and place set for the 
hearing on modification or termination, OWNER shall be given an opportunity to be heard. 
OWNER shall be required to demonstrate good faith compliance with the terms and conditions 
of this Agreement.  The burden of proof on this issue shall be on OWNER. If the City Council 
finds, based upon substantial evidence, that OWNER has not complied in good faith with the 
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terms or conditions of the Agreement, the City Council may terminate this Agreement or modify 
this Agreement and impose such conditions as are reasonably necessary to protect the interests of 
the CITY.  The decision of the City Council shall be final. 

6.6 Certificate of Agreement Compliance. If, at the conclusion of a Periodic or 
Special Review, OWNER is found to be in compliance with this Agreement, CITY shall, upon 
request by OWNER, issue a Certificate of Agreement Compliance (“Certificate”) to OWNER 
stating that after the most recent Periodic or Special Review and based upon the information 
known or made known to the Director and City Council that: (1) this Agreement remains in 
effect; and (2) OWNER is not in default. The Certificate shall be in recordable form, shall 
contain information necessary to communicate constructive record notice of the finding of 
compliance, shall state whether the Certificate is issued after a Periodic or Special Review and 
shall state the anticipated date of commencement of the next Periodic Review. OWNER may 
record the Certificate with the County Recorder. 

Whether or not the Certificate is relied upon by assignees or other transferees or 
OWNER, CITY shall not be bound by a Certificate if a default existed at the time of the Periodic 
or Special Review, but was concealed from or otherwise not known to the Director or City 
Council. 

7. DEFAULT AND REMEDIES. 

7.1 Remedies in General. It is acknowledged by the Parties that neither CITY 
nor OWNER would have entered into this Agreement if either were to be liable in damages 
under this Agreement, or with respect to this Agreement or the application thereof.  In general, 
each of the parties hereto may pursue any remedy at law or equity available for the breach of any 
provision of this Agreement, except damages.  

7.2 Release.  Except for non-monetary remedies, OWNER, for itself, its 
successors and assignees, hereby releases CITY, its officers, agents and employees from any and 
all claims, demands, actions, or suits of any kind or nature arising out of any liability, known or 
unknown, present or future, including, but not limited to, any claim or liability, based or asserted, 
pursuant to Article I, Section 19 of the California Constitution, the Fifth and Fourteenth 
Amendments to the United States Constitution, or any other law or ordinance which seeks to 
impose any other liability or damage, whatsoever, upon CITY because it entered into this 
Agreement or because of the terms of this Agreement.  OWNER hereby acknowledges that it has 
read and is familiar with the provisions of California Civil Code Section 1542, which is set forth 
below: 

“A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS WHICH THE 
CREDITOR DOES NOT KNOW OR SUSPECT TO EXIST IN HIS OR HER 
FAVOR AT THE TIME OF EXECUTING THE RELEASE, WHICH IF 
KNOWN BY HIM OR HER MUST HAVE MATERIALLY AFFECTED HIS 
OR HER SETTLEMENT WITH THE DEBTOR.” 

By initialing below, OWNER hereby waives the provisions of Section 1542 in 
connection with the matters that are the subject of the foregoing waivers and releases. 
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_______________ 
Owner’s Initials  

7.3 Termination or Modification of Agreement for Default of OWNER. CITY 
may terminate or modify this Agreement for any failure of OWNER to perform any material 
duty or obligation of OWNER under this Agreement, or to comply in good faith with the terms 
of this Agreement (hereinafter referred to as "default"); provided, however, CITY may terminate 
or modify this Agreement pursuant to this Section only after providing written notice to OWNER 
of default setting forth the nature of the default and the actions, if any, required by OWNER to 
cure such default and, where the default can be cured, OWNER has failed to take such actions 
and cure such default within sixty (60) days after the effective date of such notice or, in the event 
that such default cannot be cured within such sixty (60) day period but can be cured within a 
longer time, has as determined by the Director failed to commence the actions necessary to cure 
such default within such sixty (60) day period and to diligently proceed to complete such actions 
and cure such default. 

7.4 Termination of Agreement for Default of CITY.  OWNER may terminate 
this Agreement only in the event of a default by CITY in the performance of a material term of 
this Agreement and only after providing written notice to CITY of default setting forth the nature 
of the default and the actions, if any, required by CITY to cure such default and, where the 
default can be cured, CITY has failed to take such actions and cure such default within sixty (60) 
days after the effective date of such notice or, in the event that such default cannot be cured 
within such sixty (60) day period but can be cured within a longer time, has failed to commence 
the actions necessary to cure such default within such sixty (60) day period and to diligently 
proceed to complete such actions and cure such default. 

8. LITIGATION. 

8.1 Third Party Litigation Concerning Agreement.  OWNER shall defend, at its 
expense, including attorneys' fees, indemnify, and hold harmless CITY, its agents, officers and 
employees from any claim, action or proceeding against CITY, its agents, officers, or employees 
to attack, set aside, void, or annul the approval of this Agreement, or the approval of any permit 
granted pursuant to this Agreement.  CITY shall promptly notify OWNER of any claim, action, 
proceeding or determination included within this Section 8.1, and CITY shall cooperate in the 
defense.  If CITY fails to promptly notify OWNER of any such claim, action, proceeding or 
determination, or if CITY fails to cooperate in the defense, OWNER shall not thereafter be 
responsible to defend, indemnify, or hold harmless CITY.  CITY may in its discretion participate 
in the defense of any such claim, action, proceeding or determination. 

8.2 Environmental Assurances.  OWNER shall indemnify and hold CITY, its 
officers, agents, and employees free and harmless from any liability, based or asserted, upon any 
act or omission of OWNER, its officers, agents, employees, subcontractors, predecessors in 
interest, successors, assigns and independent contractors for any violation of any federal, state or 
local law, ordinance or regulation relating to industrial hygiene or to environmental conditions 
on, under or about the Property, including, but not limited to, soil and groundwater conditions, 
and OWNER shall defend, at its expense, including attorneys’ fees, CITY, its officers, agents 
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and employees in any action based or asserted upon any such alleged act or omission.  CITY 
may in its discretion participate in the defense of any such action. 

8.3 Reservation of Rights.  With respect to Section 8.1 and Section 8.2 herein, 
CITY reserves, the right to either (1) approve the attorney(s) that the indemnifying party selects, 
hires or otherwise engages to defend the indemnified party hereunder, which approval shall not 
be unreasonably withheld, or (2) conduct its own defense; provided, however, that the 
indemnifying party shall reimburse the indemnified party forthwith for any and all reasonable 
expenses incurred for such defense, including attorneys’ fees, upon billing and accounting 
therefor. 

8.4 Challenge to Existing Land Use Approvals.  By accepting the benefits of 
this Agreement, OWNER, on behalf of itself and its successors in interest, hereby expressly 
agrees and covenants not to sue or otherwise challenge any land use approval affecting the 
Property and in effect as of the Effective Date.  Such agreement and covenant includes, without 
limitation, the covenant against any direct suit by OWNER or its successor in interest, or any 
participation, encouragement or involvement whatsoever that is adverse to CITY by OWNER or 
its successor in interest, other than as part of required response to lawful orders of a court or 
other body of competent jurisdiction. OWNER hereby expressly waives, on behalf of itself and 
its successors in interest, any claim or challenge to any land use approval affecting the Property 
and in effect as of the Effective Date.  In the event of any breach of the covenant or waiver 
contained herein, CITY shall, in addition to any other remedies provided for at law or in equity, 
be entitled to: 

(a) impose and recover (at any time, including after sale to a member of the 
public or other ultimate user) from the party breaching such covenant or waiver, the full amount 
of Development Impact Fees that the breaching party would have been required to pay in the 
absence of this Development Agreement; and 

(b) impose any subsequently adopted land use regulation on those land use 
approvals for which the breaching party had not, as of the time of such breach, obtained a 
building permit. 

OWNER hereby acknowledges that it has read and is familiar with the provisions of 
California Civil Code Section 1542, which is set forth below: 

“A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS WHICH THE 
CREDITOR DOES NOT KNOW OR SUSPECT TO EXIST IN HIS OR HER 
FAVOR AT THE TIME OF EXECUTING THE RELEASE, WHICH IF 
KNOWN BY HIM OR HER MUST HAVE MATERIALLY AFFECTED HIS 
OR HER SETTLEMENT WITH THE DEBTOR.” 

By initialing below, OWNER hereby waives the provisions of Section 1542 in 
connection with the matters that are the subject of the foregoing waivers and releases. 

_______________ 
Owner’s Initials  
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8.5 Survival.  The provisions of Sections 8.1 through 8.4, inclusive, shall 
survive the termination of this Agreement. 

9. MORTGAGEE PROTECTION. 

The parties hereto agree that this Agreement shall not prevent or limit OWNER, in any 
manner, at OWNER's sole discretion, from encumbering the Property or any portion thereof or 
any improvement thereon by any mortgage, deed of trust or other security device securing 
financing with respect to the Property.  CITY acknowledges that the lenders providing such 
financing may require certain Agreement interpretations and modifications and agrees upon 
request, from time to time, to meet with OWNER and representatives of such lenders to 
negotiate in good faith any such request for interpretation or modification.  CITY will not 
unreasonably withhold its consent to any such requested interpretation or modification provided 
such interpretation or modification is consistent with the intent and purposes of this Agreement.  
Any Mortgagee of the Property shall be entitled to the following rights and privileges: 

(a) Neither entering into this Agreement nor a breach of this Agreement shall 
defeat, render invalid, diminish or impair the lien of any mortgage on the Property made in good 
faith and for value, unless otherwise required by law. 

(b) The Mortgagee of any mortgage or deed of trust encumbering the 
Property, or any part thereof, which Mortgagee, has submitted a request in writing to the CITY 
in the manner specified herein for giving notices, shall be entitled to receive written notification 
from CITY of any default by OWNER in the performance of OWNER's obligations under this 
Agreement. 

(c) If CITY timely receives a request from a mortgagee requesting a copy of 
any notice of default given to OWNER under the terms of this Agreement, CITY shall provide a 
copy of that notice to the Mortgagee within ten (10) days of sending the notice of default to 
OWNER.  The Mortgagee shall have the right, but not the obligation, to cure the default during 
the remaining cure period allowed such party under this Agreement. 

(d) Any Mortgagee who comes into possession of the Property, or any part 
thereof, pursuant to foreclosure of the mortgage or deed of trust, or deed in lieu of such 
foreclosure, shall take the Property, or part thereof, subject to the terms of this Agreement.  
Notwithstanding any other provision of this Agreement to the contrary, no Mortgagee shall have 
an obligation or duty under this Agreement to perform any of OWNER's obligations or other 
affirmative covenants of OWNER hereunder, or to guarantee such performance; provided, 
however, that to the extent that any covenant to be performed by OWNER is a condition 
precedent to the performance of a covenant by CITY, the performance thereof shall continue to 
be a condition precedent to CITY's performance hereunder, and further provided that any sale, 
transfer or assignment by any Mortgagee in possession shall be subject to the provisions of 
Section 2.5 of this Agreement. 

10. MISCELLANEOUS PROVISIONS. 

10.1 Recordation of Agreement. This Agreement and any amendment or 
cancellation thereof shall be recorded with the Orange County Recorder by the Clerk of the City 
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Council within ten (10) days after the City enters into the Agreement, in accordance with Section 
65868.5 of the Government Code.  If the parties to this Agreement or their successors in interest 
amend or cancel this Agreement, or if the CITY terminates or modifies this Agreement as 
provided herein for failure of the OWNER to comply in good faith with the terms and conditions 
of this Agreement, the City Clerk shall have notice of such action recorded with the Orange 
County Recorder. 

10.2 Entire Agreement.  This Agreement sets forth and contains the entire 
understanding and agreement of the parties, and there are no oral or written representations, 
understandings or ancillary covenants, undertakings or agreements that are not contained or 
expressly referred to herein.  No testimony or evidence of any such representations, 
understandings or covenants shall be admissible in any proceeding of any kind or nature to 
interpret or determine the terms or conditions of this Agreement. 

10.3 Severability. If any term, provision, covenant or condition of this 
Agreement shall be determined invalid, void or unenforceable, the remainder of this Agreement 
shall not be affected thereby to the extent such remaining provisions are not rendered impractical 
to perform taking into consideration the purposes of this Agreement.  Notwithstanding the 
foregoing, the provision of the Project Benefits & Commitments set forth in Section 4 of this 
Agreement, including the payment of the Development Impact Fees set forth therein, are 
essential elements of this Agreement and CITY would not have entered into this Agreement but 
for such provisions, and therefore in the event any such provision is determined to be invalid, 
void or unenforceable, this entire Agreement shall be null and void and of no force and effect 
whatsoever. 

10.4 Interpretation and Governing Law.  This Agreement and any dispute 
arising hereunder shall be governed and interpreted in accordance with the laws of the State of 
California.  This Agreement shall be construed as a whole according to its fair language and 
common meaning to achieve the objectives and purposes of the parties hereto, and the rule of 
construction to the effect that ambiguities are to be resolved against the drafting party shall not 
be employed in interpreting this Agreement, all parties having been represented by counsel in the 
negotiation and preparation hereof. 

10.5 Section Headings.  All section headings and subheadings are inserted for 
convenience only and shall not affect any construction or interpretation of this Agreement. 

10.6 Singular and Plural.  As used herein, the singular of any word includes the 
plural. 

10.7 Joint and Several Obligations. If at any time during the Term of this 
Agreement the Property is owned, in whole or in part, by more than one OWNER, all obligations 
of such OWNERS under this Agreement shall be joint and several, and the default of any such 
OWNER shall be the default of all such OWNERS.  Notwithstanding the foregoing, no OWNER 
of a single lot that has been finally subdivided and sold to such OWNER as a member of the 
general public or otherwise as an ultimate user shall have any obligation under this Agreement 
except as expressly provided for herein. 
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10.8 Time of Essence.  Time is of the essence in the performance of the 
provisions of this Agreement as to which time is an element. 

10.9 Waiver.  Failure by a party to insist upon the strict performance of any of 
the provisions of this Agreement by the other party, or the failure by a party to exercise its rights 
upon the default of the other party, shall not constitute a waiver of such party's right to insist and 
demand strict compliance by the other party with the terms of this Agreement thereafter. 

10.10 No Third Party Beneficiaries.  This Agreement is made and entered into for 
the sole protection and benefit of the parties and their successors and assigns.  No other person 
shall have any right of action based upon any provision of this Agreement. 

10.11 Force Majeure.  Neither party shall be deemed to be in default where 
failure or delay in performance of any of its obligations under this Agreement is caused by 
floods, earthquakes, other Acts of God, fires, wars, riots or similar hostilities, strikes and other 
labor difficulties beyond the party's control, (including the party's employment force), 
government regulations, court actions and pending litigation (such as lawsuits seeking to 
overturn the project approvals, restraining orders or injunctions), or other causes beyond the 
party's control. If any such events shall occur, the Term of this Agreement and the time for 
performance by either party of any of its obligations hereunder may be extended by the written 
agreement of the parties for the period of time that such events prevented such performance, 
provided that the Term of this Agreement shall not be extended under any circumstances for 
more than five (5) years. 

10.12 Mutual Covenants.  The covenants contained herein are mutual covenants 
and also constitute conditions to the concurrent or subsequent performance by the party benefited 
thereby of the covenants to be performed hereunder by such benefited party. 

10.13 Successors in Interest.  The burdens of this Agreement shall be binding 
upon, and the benefits of this Agreement shall inure to, all successors in interest to the parties to 
this Agreement.  All provisions of this Agreement shall be enforceable as equitable servitudes 
and constitute covenants running with the land.  Each covenant to do or refrain from doing some 
act hereunder with regard to development of the Property: (a) is for the benefit of and is a burden 
upon every portion of the Property; (b) runs with the Property and each portion thereof; and (c) is 
binding upon each party and each successor in interest during ownership of the Property or any 
portion thereof. 

10.14 Counterparts.  This Agreement may be executed by the parties in 
counterparts, which counterparts shall be construed together and have the same effect as if all of 
the parties had executed the same instrument. 

10.15 Jurisdiction and Venue.  Any action at law or in equity arising under this 
Agreement or brought by a party hereto for the purpose of enforcing, construing or determining 
the validity of any provision of this Agreement shall be filed and tried in the Superior Court of 
the County of Orange, State of California, and the parties hereto waive all provisions of law 
providing for the filing, removal or change of venue to any other court. 
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10.16 Project as a Private Undertaking.  It is specifically understood and agreed 
by and between the parties hereto that the development of the Project is a private development, 
that neither party is acting as the agent of the other in any respect hereunder, and that each party 
is an independent contracting entity with respect to the terms, covenants and conditions 
contained in this Agreement.  No partnership, joint venture or other association of any kind is 
formed by this Agreement.  The only relationship between CITY and OWNER is that of a 
government entity regulating the development of private property and the owner of such 
property. 

10.17 Further Actions and Instruments.  Each of the parties shall cooperate with 
and provide reasonable assistance to the other to the extent contemplated hereunder in the 
performance of all obligations under this Agreement and the satisfaction of the conditions of this 
Agreement.  Upon the request of either party at any time, the other party shall promptly execute 
and file or record such required instruments and writings and take any actions as may be 
reasonably necessary under the terms of this Agreement to carry out the intent and to fulfill the 
provisions of this Agreement or to evidence or consummate the transactions contemplated by 
this Agreement. 

10.18 Eminent Domain.  No provision of this Agreement shall be construed to 
limit or restrict the exercise by CITY of its power of eminent domain. 

10.19 Agent for Service of Process.  In the event OWNER is not a resident of the 
State of California or it is an association, partnership or joint venture without a member, partner 
or joint venturer resident of the State of California, or it is a foreign corporation, then in any such 
event, OWNER shall file with the Director and the City Clerk, upon its execution of this 
Agreement, a designation of a natural person residing in the State of California, giving his or her 
name, residence and business addresses, as its agent for the purpose of service of process in any 
court action arising out of or based upon this Agreement, and the delivery to such agent of a 
copy of any process in any such action shall constitute valid service upon OWNER.  If for any 
reason service of such process upon such agent is not feasible, then in such event OWNER may 
be personally served with such process and such service shall constitute valid service upon 
OWNER.  OWNER is amenable to the process so served, submits to the jurisdiction of the Court 
so obtained and waives any and all objections and protests thereto. 

10.20 Authority to Execute.  The person or persons executing this Agreement on 
behalf of OWNER warrants and represents that he or she/they have the authority to execute this 
Agreement on behalf of his or her/their corporation, partnership or business entity and warrants 
and represents that he or she/they has/have the authority to bind OWNER to the performance of 
its obligations hereunder. 

IN WITNESS WHEREOF, the parties hereto have executed this Development 
Agreement on the last day and year set forth below. 

OWNER 

Rose Equities, as authorized signatory for International Asset Management Holding Group, LLC 
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____________________________________ 
____________________________________  
Rose Equities  
By: Brent Stoll, Partner  

Dated: _______________  

CITY 

CITY OF COSTA MESA, a California municipal corporation 

_________________________________ 
John Stephens, Mayor 

Dated: _______________  

ATTEST 

_________________________________ 
Brenda Green, City Clerk 

APPROVED AS TO LEGAL FORM 

_______________________________________________________________________ 
Kimberly Hall Barlow, City Attorney 

132



-24-

EXHIBIT “A”

(Legal Description of the Property) 

Parcel 1, in the City of Costa Mesa, County of Orange, State of California, as shown on map 
filed in Book 73, Pages 11 and 12 of Parcels Maps, in the office of the County Recorder of said 
County. APN: 13-031-62 and 139-651-14 
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EXHIBIT “B”

(Map of the Property) 
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EXHIBIT “C”

(Development Plan) 

General Plan Amendment No. 20-01  
Specific Plan No. 20-01  
Zone Change No. 20-01  
Tract Map No. 19015  
Master Plan No. 19-19 
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EXHIBIT “D”

(Development Impact Fees) 

CITY OF COSTA MESA DEVELOPMENT IMPACT FEES
Fee Type Fee Amount Time of Payment
Park Impact Fee $5,000 per unit Apartment Project: Prior to the 

issuance of the first building 
permit  
Condominium Project: Prior to 
Final Tract Map approval, 
payment for the difference in fees 
between the initial $5,000.00 per 
unit park impact fee and the fee in 
place at the time of Map 
recordation for condominium units

Traffic Impact Fee $235 for additional trips Prior to the issuance of the 
first building permit; The 
project will generate a total of 
6,800 vehicle trips

Open Space and Public 
Park Impact Fee 
(Measure Z)

$1.50 per SF per City Council 
Resolution 17-19 

Prior to issuance of the first 
building permit 

Fire Protection System 
Development Impact 
Fee 

Equivalent to North Costa Mesa 
Specific Plan ($0.28 per square 
foot of new development and 
$469.35 per new residential 
unit) or fee in effect as a result 
of a new citywide fire fee study

Prior to issuance of the first 
building permit 

Drainage Fees Fees effective at the time of 
building permit issuance 
(currently $5,026.00 per acre)

Prior to issuance of the first 
building permit issuance  
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CITY OF COSTA MESA DEVELOPMENT IMPACT FEES 
Fee Type Fee Amount Time of Payment 
Park Impact Fee $5,000 per unit Condominium Project: Prior to 

Final Tract Map approval, 
payment for the difference in 
fees between the initial $5,000.00 
per unit park impact fee and the 
fee in place at the time of Map 
recordation for condominium 
units 
Apartment Project: shall be paid 
in three installments with 
deferred fees subject to a 3% 
interest rate as stated below 

Traffic Impact Fee $235 for additional trips 
The project will generate a 
total of 6,800 vehicle trips 

Development Fees shall be paid 
in two installments with deferred 
fees subject to a 3% interest 
rate. The first payment shall be 
received with the issuance of the 
first building permit (Year 1), 
the second and final payment 
received by the end of Year 5, 
five years from the date of the 
first permit issuance 

Open Space and Public 
Park Impact Fee 
(Measure Z) 

$1.50 per SF per City Council 
Resolution 17-19 

Fire Protection System 
Development Impact 
Fee 

Equivalent to North Costa 
Mesa Specific Plan ($0.28 per 
square foot of new 
development and $469.35 per 
new residential unit) or fee in 
effect as a result of a new 
citywide fire fee study 

Drainage Fees Fees effective at the time of 
building permit issuance 
(currently $5,026.00 per acre) 

OTHER AGENCY DEVELOPMENT IMPACT FEES
Newport-Mesa Unified 
School District 

Fees effective at the time of building 
permit issuance (currently 1.84 per 
SF)

Payment of non-city fees are 
required prior to building 
permit issuance or as 
otherwise required by the 
implementing agency. 

Costa Mesa Sanitary 
District

Plan check and permit fees effective at 
the time of building permit issuance

Mesa Water District Plan check and permit fees effective at 
the time of building permit issuance

San Joaquin Hills 
Transportation 
Corridor Fees

Fees effective at the time of building 
permit issuance (currently $2,664 for 
multi-family)
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CITY COUNCIL AGENDA REPORT 

MEETING DATE:  JUNE 15, 2021 ITEM NUMBER: PH-3 

SUBJECT: FINAL ENVIRONMENTAL IMPACT REPORT (SCH NO. 2019050014), 
GENERAL PLAN AMENDMENT GP-20-01, REZONE R-20-01, SPECIFIC 
PLAN SP-20-01, MASTER PLAN PA-19-19, TENTATIVE TRACT MAP 
NO. 19015, AND DEVELOPMENT AGREEMENT DA-20-02 FOR 
DEVELOPMENT OF A MIXED-USE PROJECT (ONE METRO WEST) 
LOCATED AT 1683 SUNFLOWER AVENUE 

DATE: JUNE 3, 2021 

FROM: DEVELOPMENT SERVICES DEPARTMENT/PLANNING DIVISION 

PRESENTATION 
BY: 

MINOO ASHABI, PRINCIPAL PLANNER 
NANCY HUYNH, SENIOR PLANNER 

FOR FURTHER INFORMATION 
CONTACT: 

MINOO ASHABI 714.754.5610 
minoo.ashabi@costamesaca.gov 
NANCY HUYNH 714.754.5609 
nancy.huynh@costamesaca.gov  

RECOMMENDATION: 

Staff recommends that the City Council: 

1. Conduct a public hearing including presentations from staff and the applicant and
receipt of public comments; and

2. Continue the item to the next regular City Council meeting in order to have further
deliberations; or

3. Approve the EIR, General Plan Amendment, Master Plan, Tract Map and language
of the Development Agreement, and give first reading to the Zoning Code
Amendment, Specific Plan, and Ordinance adopting the Development Agreement.

APPLICANT OR AUTHORIZED AGENT: 

The applicant and property owner is International Asset Management Holding Group, 
LLC. The authorized agent is Brent Stoll with Rose Equities. 

ATTACHMENT 3

148

mailto:minoo.ashabi@costamesaca.gov
mailto:nancy.huynh@costamesaca.gov


2 

BACKGROUND/ANALYSIS: 

The proposed project, One Metro West, was previously agendized and noticed for the May 
4, 2021 City Council meeting. However, the item was not heard pending City Attorney’s 
Office review of information submitted by the Applicant regarding potential conflicts of 
interest.   The item was re-agendized for the next available City Council meeting, June 15, 
2021.  

Refer to the May 4, 2021 City Council Agenda Report for the detailed project description, 
full analysis of the proposed project, and attachments: 
http://ftp.costamesaca.gov/costamesaca/council/agenda/2021/2021-05-04/PH-1.pdf  

Written public comments submitted for the May 4, 2021 City Council meeting can be 
found here: http://ftp.costamesaca.gov/costamesaca/council/agenda/2021/2021-05-
04/PH-1-PublicComments.pdf. Thirty-two written comments were submitted.    

The main topics expressed in the public comments were previously addressed in the 
Planning Commission staff reports as well as the Responses to Comments in the 
Environmental Impact Report (these documents are provided as part of the May 4, 2021 
Agenda Report).  

Development Agreement 

The draft Development Agreement attached to this Agenda Report includes Agreement 
exhibits, which were not previously included with the May 4, 2021 Agenda Report. The 
exhibits include the property’s legal description, site map, development plans, and 
summary of development impact fees (refer to Attachment 1). The added exhibits do not 
change the substance of the Development Agreement or draft Ordinance No. 2021-XX.  

In addition, minor revisions to certain provisions of the Development Agreement are 
proposed by staff, as shown in underline/strikethrough format in Attachment 1 and 
briefly summarized below. These modifications are intended to clarify the intent of 
existing Development Agreement provisions.  

 Section 4.1.2, Community Center, has been modified to specify that the 1,500-
square-foot community room located within Building B of the Project would be
made available to the City at no cost and to the general public subject to the
same fees and scheduling availability applied to Project residents.

 Section 4.1.8, Economic Recovery and Community Enhancement Fund, has
been modified to provide greater flexibility allowing for the $3,000,000 public
benefit payment to be used for economic sustainability and recovery efforts as
well as other community enhancement efforts such as park and open space
acquisition and improvements.

 Section 4.2, Affordable Housing, has been modified to clarify that affordable
housing requirements would continue to apply should the applicant decide to
process a Final Tract Map for condominium purposes in the future.
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 Section 4.3.5, Time of Payment, has been modified to refer to Exhibit D for the
time of payment for development impact fees (rather than making reference to
the “implementing ordinances”).

The Applicant is also requesting that the City Council modify Section 4.3 of the 
Development Agreement modifying the timing of payment for certain development 
impact fees to coincide with project construction phasing.  The Applicant’s request 
dated April 28, 2021 was previously included with the May 4, 2021 Agenda Report and 
is included as Attachment 3 to this report for reference.  

Applicant Letters 

The Applicant submitted a letter dated June 3, 2021 requesting the City Council amend 
Condition of Approval No. 9 pertaining to the aesthetic treatment of the proposed 
parking structure facade, as requested by the Planning Commission (refer to 
Attachment 2).  

The Applicant also submitted a memorandum dated June 3, 2021 responding to public 
comments submitted for the May 4, 2021 City Council meeting (refer to Attachment 4).  

ENVIRONMENTAL DETERMINATION: 

A Draft Environmental Impact Report (DEIR) was prepared by the City in accordance with 
the California Environmental Quality Act (CEQA). The DEIR examines the potential 
environmental impacts of the proposed project and focuses on the changes to the existing 
environment that would result from the proposed project. The EIR examines all stages of 
the project, including construction and operation.  

The DEIR evaluated the proposed project’s potential environmental impacts on various 
topics (such as air quality, aesthetics, hydrology and water quality, and land use) and 
identified specific mitigation measures to lessen environmental impacts whenever feasible. 
In accordance with CEQA Guidelines Section 15073, the DEIR was made available for a 
public comment period beginning on February 7, 2020 and ending at 5PM on March 23, 
2020. However, as a result of Governor Newsom’s direction regarding COVID-19, City Hall 
and other facilities that had hard copies of the DEIR began closing to the public on March 
16, 2020; as such, the City extended the public review period and accepted comments 
through March 30, 2020 to allow the public additional time to review and submit 
comments. 

Final EIR including Response to Comments 

A total of seven comments were received from public agencies, three from Indian tribes, 
three from organizations, and 78 from individuals. Copies of all comments received and 
responses to the comments are included in the Final EIR, Volume II. The Final EIR 
consists of the response to comments, errata and mitigation monitoring and reporting 
program (MMRP). The response to comments represents responses to the public 
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comments received during the public review period of the Draft EIR. The errata makes 
minor changes to the Draft EIR that do not affect the overall conclusions of the 
environmental document. The MMRP is a comprehensive list of all mitigation measures 
identified in the EIR. 

Modification to the Project Construction Phasing Schedule 

The Draft EIR analyzed construction of the project to occur in one phase. The revised 
construction phasing schedule shows construction is planned to occur in three phases. A 
technical memo was drafted to evaluate the construction phasing change in terms of 
impacts to air quality, greenhouse gases, noise, and transportation associated with the 
revised phasing schedule. The proposed change in the phasing resulted in no significant 
environmental effects not previously considered in the Draft EIR and do not substantially 
alter the conclusions or findings of the Draft EIR related to the project’s potential 
environmental effects or proposed mitigation measures. The technical memorandum is 
included in the Final EIR.  

While the Final EIR consists of a modification to the project, it does not constitute 
“significant new information” pursuant to CEQA Guidelines Section 15088.5; as a result, a 
recirculation of the EIR is not required. 

Summary of Significant Environmental Impacts and Mitigation Measures 

The MMRP lists the mitigation based on each environmental topic with mitigation 
measures required in order to reduce the project’s potentially significant impacts. The 
MMRP also specifies which City department is responsible for monitoring and ensuring 
compliance with the mitigations. The MMRP also includes timing of when the mitigation 
measure applies e.g. prior to issuance of building permits, during ground disturbance 
activities, etc. The MMRP includes mitigation for the following potentially significant 
environmental impacts identified in the EIR: 

 Aesthetics
 Air Quality
 Cultural Resources
 Geology and Soils
 Hazards and Hazardous Materials
 Public Services and Recreation
 Transportation
 Tribal Cultural Resources

With the implementation of mitigation measures, environmental impacts were reduced to 
less than significant levels in all areas except greenhouse gas and transportation. In these 
two areas, impacts remain significant and unavoidable after implementation of all feasible 
mitigation. 
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Summary of Significant and Unavoidable Impacts 

The EIR finds that the project would result in significant unavoidable adverse impacts in 
the areas of greenhouse gas emissions during project operation and transportation during 
project operation.  

In order to approve a project with significant unavoidable impacts, the City Council must 
approve a Statement of Overriding Considerations (SOC) before it renders a decision. An 
SOC documents the balance of the benefits of a proposed project weighed against its 
significant unavoidable environmental impacts. An SOC is required in order to make the 
determination that a project’s benefits outweigh its adverse impacts and therefore it may 
be approved. A Draft SOC was included as Attachment 1, Exhibit C to the May 4, 2021 
Agenda Report. 

ALTERNATIVES CONSIDERED: 

The City Council has the following alternatives: 

1. Approve the project. The City Council could approve the project as proposed with an
80 du/acre site-specific density for a mixed-use development including 1,057
residential units, 6,000 square feet of retail, 25,000 square feet of commercial office,
and a 1.5-acre open space – subject to conditions of approval and mitigation
measures; or

2. Approve the environmentally superior alternative project. The City Council could
approve the environmentally-superior alternative project which is the Reduced
Development Intensity. Under this alternative the proposed project would be reduced
to 845 residential units along with the elimination of the office building and 1.5-acre
open space; or

3. Modify the project. The City Council could request specific changes to the project
design that are necessary to alleviate concerns. If any requested changes are
substantial, the item 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 revised resolution(s) incorporating new findings and/or conditions; or

4. Deny the project.  If the City Council believes that there are insufficient facts to
support the findings for approval, the City Council could deny the application(s) and
provide facts in support of denial.

FISCAL REVIEW:

The project is estimated to generate an annual net fiscal deficit of approximately $5,000 
to the City’s General Fund, as discussed in the May 4, 2021 Agenda Report. A Fiscal 
Impact Study is provided as Attachment 10 to the May 4, 2021 City Council Agenda 
Report.   
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LEGAL REVIEW:

The City Attorney’s Office has reviewed Ordinance No. 2021-XX and the Development 
Agreement and approves them as to form. 

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 of this report, no additional written public comments have been received. 
Any additional public comments received after the publication of the staff report will be 
forwarded to the City Council separately. 

CONCLUSION: 

The proposed project, One Metro West, would redevelop an existing industrial site into a 
mixed-use development with residential, office, retail and open space uses. In addition, 
One Metro West proposes off-site improvements that would enhance Sunflower Avenue 
into a more pedestrian and bicycle-friendly street. The proposed project includes a 
General Plan Amendment to re-designate the property to High Density Residential, a 
Rezone to change the zone to PDR-HD, a Specific Plan to establish site-specific 
regulations, a Master Plan to implement the Specific Plan, a Tentative Tract Map to 
establish future airspace subdivision for condominium purposes, and a Development 
Agreement between the applicant and the City. 

_________________________________  _________________________________ 
NANCY HUYNH   MINOO ASHABI 
Senior Planner Principal Planner 

_________________________________  
JENNIFER LE 
Director of Economic and Development Services 
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________________________________ _________________________________ 
CAROL MOLINA  KIMBERLY HALL BARLOW 
Finance Director City Attorney 

Attachments:  1. Draft Ordinance 2021-XX 
 Exhibit A: Development Agreement with Exhibits with staff

modifications shown in underline/strikethrough format
2. Applicant Letter Request (dated June 3, 2021) to modify Condition of

Approval No. 9
3. Applicant Letter Request (dated April 28, 2021) to modify the

Development Agreement related to timing for payment of development
impact fees

4. Applicant Memo (dated June 3, 2021) with Responses to Public
Comments submitted for the May 4, 2021 City Council hearing

Applicant:  
Brent Stoll 
Rose Equities 
8383 Wilshire Blvd. 
Beverly Hills, CA 90211 

Property  
Owner: 
International Asset Management Holding Group, LLC 
1683 Sunflower Avenue 
Costa Mesa, CA 92626
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CITY COUNCIL AGENDA REPORT 

MEETING DATE: JULY 20, 2021  ITEM NUMBER: CC-7 

SUBJECT: SECOND READING AND ADOPTION OF AN ORDINANCE TO APPROVE 
REZONE R-20-01 TO REZONE A 15.23-ACRE SITE TO PLANNED 
DEVELOPMENT RESIDENTIAL-HIGH DENSITY (PDR-HD) AND 
ESTABLISH A SITE-SPECIFIC DENSITY OF 80 DWELLING UNITS PER 
ACRE, AN ORDINANCE TO APPROVE SPECIFIC PLAN SP-20-01, AND 
AN ORDINANCE TO APPROVE DEVELOPMENT AGREEMENT DA-20-
02 BETWEEN THE CITY OF COSTA MESA AND INTERNATIONAL 
ASSET MANAGEMENT HOLDING GROUP, LLC FOR A MIXED-USE 
PROJECT LOCATED AT 1683 SUNFLOWER AVENUE (ONE METRO 
WEST) 

DATE: JULY 12, 2021 

FROM: ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/ 
PLANNING DIVISION 

PRESENTATION BY: NANCY HUYNH, SENIOR PLANNER 

FOR FURTHER INFORMATION CONTACT: NANCY HUYNH, (714) 754-5609 
nancy.huynh@costamesaca.gov 

RECOMMENDATION: 

Staff recommends that the City Council give second reading to and adopt the following for 
the property located at 1683 Sunflower Avenue: 

 Ordinance No. 2021-12 to approve Rezone R-20-01 to rezone the subject property
from Industrial Park (MP) to Planned Development Residential-High Density (PDR-
HD) and establish a site-specific density of 80 dwelling units per acre and maximum
of 1,057 units;

 Ordinance No. 2021-13 to approve Specific Plan SP-20-01 to apply zoning
standards for the subject property; and

 Ordinance No. 2021-11 to approve Development Agreement DA-20-02 between the
City of Costa Mesa and International Asset Management, LLC for the development
terms, affordable housing, and off-site improvements at the subject property.

ANALYSIS: 

At its regular meeting of June 15, 2021, the City Council conducted a public hearing and 
received public comments for the One Metro West project. Written public comments 
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submitted for the June 15, 2021 meeting can be found here: 
http://ftp.costamesaca.gov/costamesaca/council/agenda/2021/2021-06-15/PH-3-
PublicComments.pdf. A total of 25 members of the public provided public comments at the 
meeting in person or via Zoom. 

The City Council approved by a 5-1 vote (Councilmember Harper voting no and 
Councilmember Harlan recusing) the following: General Plan Amendment GP-20-01, 
Master Plan PA-19-19, Tentative Tract Map No. 19015 (T-19-01), and language of the 
Development Agreement (DA-20-02) as presented in Attachment 1 to the June 15, 2021 
staff report and as modified at the June 15, 2021 City Council meeting. The City Council 
also certified the project’s Final Environmental Impact Report (SCH. No. 2019050014) and 
adopted a Statement of Overriding Consideration for the significant unavoidable 
environmental impacts to air quality and traffic. In addition to the above project approvals, 
the City Council gave first reading to and introduced Ordinance Nos. 2021-11, 2021-12, 
and 2021-13.  

As part of the motion, Section 4.1.1 of the Development Agreement was modified to note 
that the dedication of a public access easement to the City for use of the 1.5-acre open 
space is “perpetual” and modified the other approvals as needed to conform to that change. 
This change is reflected in Exhibit A to Attachment 3, the Development Agreement, and is 
further clarified on the Tentative Tract Map for the project, provided for reference purposes 
as Attachment 4.  In addition, as part of their motion to approve the project, City Council 
requested the project applicant explore possible design options for a shared common 
driveway with the adjacent commercial development to the east (South Coast Collection) 
– which the applicant agreed to study further.

The agenda report and video for the June 15, 2021 City Council meeting can be found at 
the following links: 

June 15, 2021 Agenda Report: 
http://ftp.costamesaca.gov/costamesaca/council/agenda/2021/2021-06-15/PH-3.pdf

June 15, 2021 Meeting Video: 
https://costamesa.granicus.com/player/clip/3735?view_id=10&redirect=true 

The proposed Ordinances are included as Attachments 1 through 3 to this agenda report. 
If adopted by City Council, the Ordinances would become effective if and when the One 
Metro West project has been approved by the voters pursuant to Measure Y at either the 
next general election or at a special election funded by the project applicant. Should the 
project not be approved by the voters pursuant to Measure Y, the proposed Ordinances, 
Development Agreement and other project approvals will have no force and effect.  

Timeline for Final Approval of the Project Under Measure Y 

Unless the Applicant elects to pay for a special election, pursuant to Measure Y, the Project 
would be submitted to the voters at the next regularly scheduled municipal election on 
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November 8, 2022. Because the Registrar of Voters (ROV) has not yet published the 
calendar for the November 2022 general election, the following is a tentative proposed 
timeline that is subject to change: 

 June 15, 2021: City Council approved General Plan Amendment GP-20-01, Master
Plan PA-19-19, Tentative Tract Map No. 19015 (T-19-01), and certified the Final
EIR for the Project, and introduced ordinances approving the Development
Agreement, Specific Plan and Rezone for the Project

 July 20, 2021: City Council considers adopting the ordinances approving the
Development Agreement, Specific Plan and Rezone for the Project

 June 7, 2022: City Council meeting to call for the election and approve the ballot
title and summary for the Project

 June 17, 2022: Last date to file direct arguments and impartial analysis with the City
Clerk

 June 27, 2022: Last date to file rebuttal arguments with the City Clerk
 August 12, 2022: Last date for City Clerk to submit the ballot title and summary, and

impartial analysis to, and last day for filing of direct arguments with, the ROV
 August 22, 2022:  Last date for filing of rebuttal arguments with the ROV
 November 8, 2022: Election Day
 December 6, 2022: City Council accepts certification of the election results by the

ROV
 December 16, 2022: If approved by 51-percent of the electorate, the Project

approvals subject to Measure Y become effective

PUBLIC NOTICE: 

Pursuant to Government Code 36933, a summary of the proposed Ordinances was 
published once in the newspaper no less than 5 days prior to the July 20, 2021 second 
reading. A summary of the adopted Ordinances will be published within 15 days after the 
adoption. 

As of this report, no additional written public comments have been received. Any additional 
written comments received will be forwarded under separate cover.    

ALTERNATIVES CONSIDERED: 

The City Council may give second reading and adopt the Ordinances as proposed, modify 
the Ordinances, or not adopt the Ordinances. If the City Council chooses to make 
substantive modifications to one or more of the Ordinances after introduction, the modified 
Ordinance(s) would need to be brought back at a future meeting for second reading and 
adoption. 
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FISCAL REVIEW: 

The project is estimated to generate an annual net fiscal deficit of approximately $5,000 to 
the City’s General Fund, as discussed in the May 4, 2021 City Council Agenda Report. A 
Fiscal Impact Study is provided as Attachment 10 to the May 4, 2021 Agenda Report.     

LEGAL REVIEW: 

The City Attorney’s Office has reviewed this report, Ordinance Nos. 2021-11, 2021-12, 2021-
13 as well as the Development Agreement and approves them as to form. 

CITY COUNCIL GOALS & PRIORITIES: 

Diversify, stabilize, and increase housing to reflect community needs. 

CONCLUSION: 

Staff recommends that the City Council give second reading to and adopt Ordinance Nos. 
2021-11, 2021-12, and 2021-13. The adoption of the proposed Ordinances would rezone 
the property located at 1683 Sunflower Avenue to PDR-HD and establish a site-specific 
maximum density, apply zoning standards through the Specific Plan, and enter into a 
Development Agreement between the City and the project applicant.  

________________________________ _________________________________ 
NANCY HUYNH  JENNIFER LE 
Senior Planner Director of Economic and Development 

Services 

________________________________ _________________________________ 
CAROL MOLINA  KIMBERLY HALL BARLOW 
Finance Director City Attorney 

Attachments: 1. Ordinance No. 2021-12 (Rezone R-20-01) 
 Exhibit A, Amendments to Zoning Map and Zoning Code

2. Ordinance No. 2021-13 (Specific Plan SP-20-01)
 Exhibit A, One Metro West Specific Plan

3. Ordinance No. 2021-11 (Development Agreement DA-20-02)
 Exhibit A, Development Agreement

4. Tentative Tract Map No. 19015
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ORDINANCE NO. 2021-11 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COSTA MESA, 
CALIFORNIA, APPROVING DEVELOPMENT AGREEMENT DA-20-02 BETWEEN THE 
CITY OF COSTA MESA AND INTERNATIONAL ASSET MANAGEMENT HOLDING 
GROUP, LLC 

THE CITY COUNCIL OF THE CITY OF COSTA MESA, CALIFORNIA DOES 

HEREBY FIND AND DECLARE AS FOLLOWS: 

WHEREAS, public hearings were held on April 13, 2020 and May 11, 2020 before 

the Planning Commission pursuant to the Procedures and Requirements for Consideration 

of Development Agreements set forth in City Council Resolution No. 88-53, regarding the 

proposed Development Agreement DA-20-02, attached hereto as Exhibit “A” (hereinafter, 

the “Agreement”), at which time the Planning Commission considered testimony presented 

by the public and applicant and property owner International Asset Management Holding 

Group, LLC (hereinafter, “Developer”) and thereafter made recommendations to the City 

Council;   

WHEREAS, a public hearing was subsequently held before the City Council on June 

15, 2021 pursuant to the requirements of Resolution No. 88-53, at which time the City 

Council considered testimony presented by the public and the Developer and the 

recommendations of the Planning Commission regarding the proposed Agreement; and 

WHEREAS, the Agreement is: 

(a) Consistent with the objectives, policies, general land uses and 

programs specified in the General Plan and with the General Plan as 

a whole and the North Costa Mesa Specific Plan; 

(b) Compatible with the uses authorized in, and the existing land use 

regulations prescribed for, the zoning district in which the real property 

is and will be located; and 

(c) Is in conformity with and will promote public convenience, general 

welfare, and good land use practice. 

WHEREAS, the Agreement will not: 

(a) Be detrimental to the health, safety and general welfare; or 

(b) Adversely affect the orderly development of property or the 

preservation of property values. 
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WHEREAS, The Agreement will promote and encourage the development of the 

proposed project and will ensure the public benefits promised therein, by providing stability 

and certainty to Developer; and 

WHEREAS, the proposed project includes General Plan Amendment GP-20-01, 

Rezone R-20-01, Specific Plan SP-20-01, Master Plan PA-19-19 and Tentative Tract Map 

No. 19015 (T-19-01) (the “Project”); and 

WHEREAS, the Project is subject to the requirements of Measure Y, codified in 

Chapter 22, Article IX of Title 13 of the Costa Mesa Municipal Code; and 

WHEREAS, this Ordinance including the Agreement shall have no force and effect 

unless and until the Project has been approved by a vote of the electorate pursuant to 

Measure Y; and 

WHEREAS, pursuant to the provisions of the California Environmental Quality Act 

(“CEQA”) (California Public Resources Code Sections 21000 et seq.) and State CEQA 

guidelines (Sections 15000 et seq.) the Final Environmental Impact Report (EIR), State 

Clearing House No. 2019050014, including a mitigation monitoring program and statement 

of overriding consideration, was certified for the Project on [date] and the City has 

determined that this Ordinance itself is not a separate "project" and further, that it is exempt 

from the provisions of CEQA pursuant to CEQA Guidelines Section 15061(b)(3) (because 

it can be seen with certainty that the adoption of this Ordinance itself will not have an effect 

on the environment) such that no further environmental review under CEQA is required; 

and  

WHEREAS, all legal prerequisites prior to the adoption of this Ordinance have 

occurred. 

NOW, THEREFORE, THE COSTA MESA CITY COUNCIL DOES HEREBY 

ORDAIN AS FOLLOWS: 

SECTION 1: FINDINGS AND DECLARATIONS.  The above stated findings and 

declarations are true and correct.  

SECTION 2: APPROVAL.  The City Council hereby approves, adopts and enters into the 

Agreement in the form attached hereto and incorporates the Agreement herein by this 

reference. 
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SECTION 3: RECORDATION.  Upon execution of the Agreement by all parties and 

following approval of the project by the electorate, the City Clerk is directed to record the 

Amendment pursuant to Resolution No. 88-53. 

SECTION 4: ENVIRONMENTAL COMPLIANCE. Pursuant to the provisions of CEQA and 

State CEQA guidelines, a Final EIR, State Clearing House No. 2019050014, including a 

mitigation monitoring program and statement of overriding consideration, was certified for 

the Project on [date] and the City has determined that this Ordinance itself is not a separate 

"project" and further, that it is exempt from the provisions of CEQA pursuant to CEQA 

Guidelines Section 15061(b)(3) (because it can be seen with certainty that the adoption of 

this Ordinance itself will not have an effect on the environment) such that no further 

environmental review under CEQA is required; and  

SECTION 5: INCONSISTENCIES.  Any provision of the Costa Mesa Municipal Code or 

appendices thereto inconsistent with the provisions of this ordinance, to the extent of such 

inconsistencies and or further, is hereby repealed or modified to the extent necessary to affect 

the provisions of this ordinance.  

SECTION 6: SEVERABILITY. If any chapter, article, section, subsection, subdivision, 

sentence, clause, phrase, word, or portion of this Ordinance, or the application thereof to 

any person, is for any reason held to be invalid or unconstitutional by the decision of any 

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

portion of this Ordinance or its application to other persons. The City Council hereby 

declares that it would have adopted this Ordinance and each chapter, article, section, 

subsection, subdivision, sentence, clause, phrase, word, or portion thereof, irrespective of 

the fact that any one or more subsections, subdivisions, sentences, clauses, phrases, or 

portions of the application thereof to any person, be declared invalid or unconstitutional. 

No portion of this Ordinance shall supersede any local, State, or Federal law, regulation, 

or codes dealing with life safety factors. 

SECTION 7: EFFECTIVE DATE. This Ordinance shall become effective following approval 

of the Project by the electorate at the next regular municipal election or at a special election 

funded by the applicant. 

SECTION 8: CERTIFICATION. The City Clerk shall certify the passage and adoption of 

this Ordinance and shall cause the same to be published or posted in the manner as 

required by law.
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PASSED AND ADOPTED this 20th day of July 2021. 

__________________________ 
John Stephens, Mayor  

ATTEST: 

________________________ 
Brenda Green, City Clerk 

APPROVED AS TO FORM: 

____________________________ 
Kimberly Hall Barlow, City Attorney 

STATE OF CALIFORNIA ) 
COUNTY OF ORANGE )   
CITY OF COSTA MESA ) 

I, Brenda Green, City Clerk of the City Council of the City of Costa Mesa, hereby 
certify that the above and foregoing Ordinance No. 2021-11 was introduced and 
considered section by section at a regular meeting of said City Council held on the 15th

day of June, 2021, and thereafter passed and adopted as a whole at the regular meeting 
of said City Council held on the 20th day of July, 2021, by the following roll call vote: 

AYES:    COUNCILMEMBERS:  CHAVEZ, GAMEROS, REYNOLDS, MARR, AND 
STEPHENS. 

NOES:  COUNCILMEMBERS:  HARPER 

ABSENT: COUNCILMEMBERS:  NONE 

ABSTAIN:     COUNCILMEMBERS:  HARLAN 

IN WITNESS WHEREOF, I have hereby set my hand and affixed the Seal of the 
City of Costa Mesa this 21st day of July, 2021. 

___________________________ 
Brenda Green, City Clerk 
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ORDINANCE NO. 2021-12 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COSTA MESA 
APPROVING REZONE 20-01 TO REZONE A 15.23-ACRE SITE TO PLANNED 
DEVELOPMENT RESIDENTIAL-HIGH DENSITY (PDR-HD) AND ESTABLISH A SITE-
SPECIFIC DENSITY OF 80 DWELLING UNITS PER ACRE AND MAXIMUM 1,057 
UNITS FOR THE PROPERTY GENERALLY LOCATED AT 1683 SUNFLOWER 
AVENUE  

THE CITY COUNCIL OF THE CITY OF COSTA MESA, CALIFORNIA DOES 

HEREBY FIND AND DECLARE AS FOLLOWS: 

WHEREAS, an application was filed by Brent Stoll of Rose Equities, representing 

the property owners, requesting approval of certain land use entitlements;  

WHEREAS, duly noticed public hearings were held by the Planning Commission 

on April 13, and May 11, 2020 with all persons having the opportunity to speak for and 

against the proposal; 

WHEREAS, at their regular meeting on May 11, 2020, the Planning Commission 

recommended that City Council approve the project by a 6-1 vote (Commissioner Zich 

voting No); 

WHEREAS, a duly noticed public hearing was held by the City Council on June 

15, 2021 with all persons having the opportunity to speak for and against the proposal; 

WHEREAS, on June 15, 2021, the City Council approved the first reading by a 5-

1 vote (Councilmember Harper voting no and Councilmember Harlan recusing);  

WHEREAS, the City Council took or will take the following actions by separate 

resolution; 

1. CERTIFY the Final Environmental Impact Report (SCH No. 2019050014) 

including the Mitigation Monitoring and Reporting Program, Finding of Facts 

and Statement of Overriding Consideration; 

2. APPROVE General Plan Amendment GP-20-01 to change the land use 

designation of the project site from Industrial Park (IP) to High Density 

Residential (HDR) with a site-specific density of 80 du/acre and maximum of 

1,057 units;  
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3. APPROVE Master Plan PA-19-19 for a mixed use development with 1,057 

residential units, 6,000 square feet of commercial space and 25,000 square 

feet of office development; 

4. APPROVE Tentative Tract Map No. 19105 (T-19-01) for future subdivision of 

the subject property including establishing the right to a future airspace 

subdivision for condominium purposes; 

5. APPROVE Development Agreement DA-20-02 by adopting a separate 

ordinance; and,  

6. APPROVE Specific Plan SP-20-01 by adopting a separate ordinance;  

WHEREAS, the proposed general plan amendment would re-designate the land use 

from Industrial Park to High Density Residential in order to allow residential use with a site-

specific density and building height. To ensure consistency between the General Plan Land 

Use Map and the Zoning Map, the property is rezoned from Industrial Park (MP) to Planned 

Development Residential – High Density (PDR-HD).  

WHEREAS, PDR-HD districts are intended for multi-family residential developments 

and complementary non-residential uses within a planned development. As such, the 

proposed zoning district would allow a mix of residential and non-residential uses.  

WHEREAS, the project includes a specific plan adopted with a separate ordinance 

to allow site-specific development standards (density, building setbacks, open space, land 

use matrix, parking). The Specific Plan would act as the project’s zoning regulations. Future 

development on-site and off-site improvements would be required to comply with the 

Specific Plan development standards and design guidelines – thus, the rezone would be 

consistent with the Zoning Code, General Plan, and Specific Plan. 

WHEREAS, rezone is a legislative action subject to the discretionary approval of the 

final decision body, City Council. The One Metro West Specific Plan establishes the 

development’s land use plan, development standards, regulations, design guidelines, 

infrastructure systems, and implementation strategies on which subsequent, project-related 

development activities would be founded. Upon adoption of the Specific Plan, subsequent 

project-specific architectural plans, detailed site plans, grading and building permits, and 

any other actions requiring either ministerial or discretionary approvals would be required 

to demonstrate consistency with the Specific Plan. 
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WHEREAS, pursuant to the California Environmental Quality Act (CEQA), a 

Project Environmental Impact Report (EIR) was prepared by the City in accordance with the 

California Environmental Quality Act (CEQA).  

WHEREAS, in accordance with CEQA Guidelines Section 15073, the Draft EIR was 

made available for a public comment period beginning on February 7, 2020 and ending on 

March 23, 2020. During the public review period, City facilities that had copies of the EIR for 

public review were closed as a result of Governor Newsom’s direction regarding COVID-19; 

as such, the City extended the review period through March 30, 2020.  

WHEREAS, a list of comments received and response to the comments are included 

as part of the Final EIR presented to City Council on June 15, 2021.  

WHEREAS, the Draft EIR analyzed construction of the project to occur in one phase. 

The revised construction phasing schedule shows construction is planned to occur in three 

phases. A technical memo was drafted to evaluate the construction phasing change in terms 

of impacts to air quality, greenhouse gases, noise, and transportation associated with the 

revised phasing schedule. The proposed change in the phasing resulted in no significant 

environmental effects not previously considered in the Draft EIR and do not substantially 

alter the conclusions or findings of the Draft EIR related to the project’s potential 

environmental effects or proposed mitigation measures. The change in construction phasing 

does not constitute “significant new information” pursuant to CEQA Guidelines Section 

15088.5; as a result, a recirculation of the EIR is not required; 

WHEREAS, the Final EIR was made available to the public 10 days prior to the City 

Council public hearing date on the City’s website as well as an email notification sent to 

previous commenters of the Draft EIR;  

WHEREAS, the Draft EIR found that the following areas are considered significant 

unavoidable adverse impacts: greenhouse gas emissions during project operation and 

transportation during project operation. The City prepared a Statement of Overriding 

Considerations to demonstrate that decision-makers have balanced the benefits of the 

proposed project against its significant unavoidable impacts and have determined the 

benefits outweigh the adverse impacts; therefore, the significant unavoidable impacts would 

be considered acceptable.  
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WHEREAS, the Statement of Overriding Consideration is included as Exhibit C of 

Resolution No. 2021-54. 

NOW, THEREFORE, THE COSTA MESA CITY COUNCIL DOES HEREBY ORDAIN AS 
FOLLOWS: 

SECTION 1: REZONE. The City of Costa Mesa Official Zoning Map is hereby 
amended as follows: 

1. The proposed rezone to Planned Development Residential-High Density (PDR-

HD) with a site-specific density of 80 dwelling units per acre and maximum 1,057 

units consistent with the General Plan as amended by General Plan Amendment 

20-02 and adopted by Resolution No. 2021-55.   

2. There is hereby placed and included in the Planned Development Residential- 

High Density (PDR-HD) zoning district a 15.23-acre parcel, situated in the City of 

Costa Mesa, County of Orange, State of California. 

3. Pursuant to the provisions of Section 13-22 of the Costa Mesa Municipal Code, 

the Official Zoning Map of the City of Costa Mesa is hereby amended by the 

change of zone described in Subsections Number 1 and Number 2 above. A copy 

of the Official Zoning Map and Zoning Code is on file in the office of the Planning 

Division. 

SECTION 2: SPECIFIC PLAN. The City of Costa Mesa by a separate ordinance adopts 

Specific Plan 20-01 for the project area that would be applied as the Zoning document for 

the area. The One Metro West Specific Plan establishes the development’s land use plan, 

development standards, zoning regulations and permitted uses, design guidelines, 

infrastructure systems, and implementation strategies on which subsequent, project-related 

development activities would be founded. 

SECTION 3: INCONSISTENCIES. Any provision of the Costa Mesa Municipal Code or 

appendices thereto inconsistent with the provisions of this ordinance, to the extent of such 

inconsistencies and or further, is hereby repealed or modified to the extent necessary to 

affect the provisions of this ordinance.  

SECTION 4: SEVERABILITY. If any provision or clause of this ordinance or the 

application thereof to any person or circumstances is held to be unconstitutional or 

otherwise invalid by any court of competent jurisdiction, such invalidity shall not affect 
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other provisions or clauses or applications of this ordinance which can be implemented 

without the invalid provision, clause or application; and to this end, the provisions of this 

ordinance are declared to be severable. 

SECTION 5: EFFECTIVE DATE. This Ordinance shall become effective following 

approval of the Project by the electorate at the regular municipal election or at a special 

election funded by the applicant. 

SECTION 6:  CERTIFICATION. The City Clerk shall certify to the passage and adoption 

of this Ordinance and shall cause the same to be published or posted in the manner 

required by law. 
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PASSED AND ADOPTED this 20th day of July 2021. 

__________________________ 
John Stephens, Mayor  

ATTEST: 

________________________ 
Brenda Green, City Clerk 

APPROVED AS TO FORM: 

____________________________ 
Kimberly Hall Barlow, City Attorney 

STATE OF CALIFORNIA ) 
COUNTY OF ORANGE )   
CITY OF COSTA MESA ) 

I, Brenda Green, City Clerk of the City Council of the City of Costa Mesa, hereby 
certify that the above and foregoing Ordinance No. 2021-12 was introduced and 
considered section by section at a regular meeting of said City Council held on the 
15th day of June, 2021, and thereafter passed and adopted as a whole at the regular 
meeting of said City Council held on the 20th day of July, 2021, by the following roll 
call vote: 

AYES:    COUNCILMEMBERS:  CHAVEZ, GAMEROS, REYNOLDS, MARR, AND 
STEPHENS. 

NOES:  COUNCILMEMBERS:  HARPER 

ABSENT: COUNCILMEMBERS:  NONE 

ABSTAIN:     COUNCILMEMBERS:  HARLAN 

IN WITNESS WHEREOF, I have hereby set my hand and affixed the Seal of 
the City of Costa Mesa this 21st day of July, 2021. 

___________________________ 
Brenda Green, City Clerk 
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EXHIBIT A 

REZONE R-20-01 

Amendment to the Zoning Map 

Change the zoning district designation of the 15.23-acre site at 1683 Sunflower Avenue 
from Industrial Park (MP) to Planned Development Residential - High Density (PDR-HD)  
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EXHIBIT B 

Amendment to Table 13-58  

Update Table 13-58 to note the site-specific density for the One Metro West project (text 
changes shown in bold font below) 

DEVELOPMENT 

STANDARD
PDR-LD PDR-MD PDR-HD

PDR-

NCM
PDC PDI

Maximum Density 

per section 13-59 

MAXIMUM 

DENSITY 

CRITERIA. 

(dwelling units per 

acre)

8 12 

20  

Note: See North Costa 

Mesa Specific Plan for 

exceptions.  

Note: The maximum 

density for 125 East 

Baker Street is 58 

dwelling units per acre 

(C0-13-02).  

Note: The maximum 

density for 2277 Harbor 

Boulevard is 54 

dwelling units per acre 

(C0-14-02). 

Note: The maximum 

density for 1683 

Sunflower Avenue is 

80 dwelling units per 

acre (R-20-01) and 

maximum 1,057 units 

35

20  

Note: The maximum 

density for 1901 

Newport Boulevard is 

40 dwelling units per 

acre. See North Costa 

Mesa Specific Plan for 

exceptions. Note: No 

residential 

development is 

permitted within the 

23.4-acre project site 

generally addressed 

as 1375 Sunflower 

Ave. and 3370 Harbor 

Blvd. 
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ORDINANCE NO. 2021-13 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF COSTA MESA 
APPROVING SPECIFIC PLAN 20-01 APPLYING ZONING STANDARDS TO A 15.23-
ACRE PROPERTY REZONED TO PLANNED DEVELOPMENT RESIDENTIAL-HIGH 
DENSITY (PDR-HD) WITH A SITE-SPECIFIC DENSITY OF 80 DWELLING UNITS PER 
ACRE FOR THE PROPERTY LOCATED AT 1683 SUNFLOWER AVENUE 

THE CITY COUNCIL OF THE CITY OF COSTA MESA, CALIFORNIA DOES 

HEREBY FIND AND DECLARE AS FOLLOWS: 

WHEREAS, an application was filed by Brent Stoll of Rose Equities, representing 

the property owners, requesting approval of certain land use entitlements;  

WHEREAS, duly noticed public hearings were held by the Planning Commission 

on April 13, 2020 and May 11, 2020 with all persons having the opportunity to speak for 

and against the proposal; 

WHEREAS, at their regular meeting on May 11, 2020 meeting, the Planning 

Commission recommended that City Council approve the project by a 6-1 vote 

(Commissioner Zich voting No); 

WHEREAS, a duly noticed public hearing was held by the City Council on June 

15, 2021 with all persons having the opportunity to speak for and against the proposal; 

WHEREAS, on June 15, 2021, the City Council approved the first reading by a 5-

1 vote (Councilmember Harper voting no and Councilmember Harlan recusing);  

WHEREAS, the City Council took or will take the following actions by separate 

resolution; 

1. CERTIFY the Final Environmental Impact Report (SCH No. 2019050014) 

including the Mitigation Monitoring and Reporting Program; 

2. APPROVE General Plan Amendment GP-20-01 to change the land use 

designation of the project site from Industrial Park (IP) to High Density 

Residential (HDR) with a site-specific density of 80 du/acre with maximum 

1,057 units;  

3. APPROVE Master Plan PA-19-19 for a mixed use development with 1,057 

residential units, 6,000 square feet of commercial space and 25,000 square 

feet of office development; 
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4. APPROVE Tentative Tract Map No. 19105 (T-19-01) for future subdivision of 

the subject property including establishing the right to a future airspace 

subdivision for condominium purposes; 

5. APPROVE Development Agreement DA-20-02 by introduction of a separate 

ordinance;  

6. APPROVE Rezone R-20-01 by introduction of a separate ordinance; and 

7. APPROVE Specific Plan 20-01 by introduction of a separate ordinance. 

WHEREAS, the proposed general plan amendment would re-designate the land use 

from Industrial Park to High Density Residential in order to allow residential use with a site-

specific density and building height. To ensure consistency between the General Plan Land 

Use Map and the Zoning Map, the property is rezoned from Industrial Park (MP) to Planned 

Development Residential – High Density (PDR-HD).  

WHEREAS, PDR-HD districts are intended for multi-family residential developments 

and complementary non-residential uses within a planned development. As such, the 

proposed zoning district would allow a mix of residential and non-residential uses.  

WHEREAS, the project includes a specific plan to allow site-specific development 

standards (e.g., density, building setbacks, open space, land use matrix, parking).  

WHEREAS, the Specific Plan would act as the project’s zoning regulations. Future 

development on-site and off-site improvements would be required to comply with the 

Specific Plan development standards and design guidelines – thus, the rezone would be 

consistent with the Zoning Code, General Plan, and Specific Plan. 

WHEREAS, adoption of a Specific Plan is considered a legislative action subject to 

the discretionary approval of the City Council.  

WHEREAS, the One Metro West Specific Plan establishes the development’s land 

use plan, development standards, zoning regulations and permitted uses, design guidelines, 

infrastructure systems, and implementation strategies on which subsequent, project-related 

development activities would be founded. Upon adoption of the Specific Plan, subsequent 

project-specific architectural plans, detailed site plans, grading and building permits, and 

any other actions requiring either ministerial or discretionary approvals would be required 

to demonstrate consistency with the Specific Plan. 
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WHEREAS, pursuant to the California Environmental Quality Act (CEQA), a 

Project Environmental Impact Report (EIR) was prepared by the City in accordance with the 

California Environmental Quality Act (CEQA).  

WHEREAS, in accordance with CEQA Guidelines Section 15073, the Draft EIR was 

made available for a public comment period beginning on February 7, 2020. During the 

public review period, City facilities that had copies of the EIR for public review were closed 

as a result of Governor Newsom’s direction regarding COVID-19; as such, the City accepted 

late written comments through March 30, 2020. 

WHEREAS, the Draft EIR analyzed construction of the project to occur in one phase. 

The revised construction phasing schedule shows construction is planned to occur in three 

phases. A technical memo was drafted to evaluate the construction phasing change in terms 

of impacts to air quality, greenhouse gases, noise, and transportation associated with the 

revised phasing schedule. The proposed change in the phasing resulted in no significant 

environmental effects not previously considered in the Draft EIR and do not substantially 

alter the conclusions or findings of the Draft EIR related to the project’s potential 

environmental effects or proposed mitigation measures. The change in construction phasing 

does not constitute “significant new information” pursuant to CEQA Guidelines Section 

15088.5; as a result, a recirculation of the EIR is not required; 

WHEREAS, the Final EIR was made available to the public 10 days prior to the City 

Council public hearing date on the City’s website as well as an email notification sent to 

previous commenters of the Draft EIR;  

WHEREAS, a list of comments received and response to the comments are included 

as part of the Final EIR presented to City Council on June 15, 2021.  

WHEREAS, the Draft EIR found that the following areas are considered significant 

unavoidable adverse impacts: greenhouse gas emissions during project operation and 

transportation during project operation. The City prepared a Statement of Overriding 

Considerations to demonstrate that decision-makers have balanced the benefits of the 

proposed project against its significant unavoidable impacts and have determined the 

benefits outweigh the adverse impacts; therefore, the significant unavoidable impacts would 

be considered acceptable.  
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WHEREAS, the Statement of Overriding Consideration is included as Exhibit C of 

Resolution No. 2021-54. 

NOW, THEREFORE, THE COSTA MESA CITY COUNCIL DOES HEREBY 

ORDAIN AS FOLLOWS: 

SECTION 1: SPECIFIC PLAN. The City of Costa Mesa by an ordinance adopts Specific 

Plan 20-01 for the project area that would be applied as the Zoning document for the 

area. The One Metro West Specific Plan establishes the development’s land use plan, 

development standards, zoning regulations and permitted uses, design guidelines, 

infrastructure systems, and implementation strategies on which subsequent, project-related 

development activities would be founded. 

SECTION 2: INCONSISTENCIES.  Any provision of the Costa Mesa Municipal Code or 

appendices thereto inconsistent with the provisions of this ordinance, to the extent of such 

inconsistencies and or further, is hereby repealed or modified to the extent necessary to 

affect the provisions of this ordinance.  

SECTION 3: SEVERABILITY. If any provision or clause of this ordinance or the 

application thereof to any person or circumstances is held to be unconstitutional or 

otherwise invalid by any court of competent jurisdiction, such invalidity shall not affect 

other provisions or clauses or applications of this ordinance which can be implemented 

without the invalid provision, clause or application; and to this end, the provisions of this 

ordinance are declared to be severable. 

SECTION 4: EFFECTIVE DATE. This Ordinance shall become effective following 

approval of the Project by the electorate at the regular municipal election or at a special 

election funded by the applicant. 

SECTION 5:    CERTIFICATION. The City Clerk shall certify to the passage and adoption 

of this Ordinance and shall cause the same to be published or posted in the manner 

required by law. 
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PASSED AND ADOPTED this 20th day of July 2021. 

__________________________ 
John Stephens, Mayor  

ATTEST: 

________________________ 
Brenda Green, City Clerk 

APPROVED AS TO FORM: 

____________________________ 
Kimberly Hall Barlow, City Attorney 

STATE OF CALIFORNIA ) 
COUNTY OF ORANGE )   
CITY OF COSTA MESA ) 

I, Brenda Green, City Clerk of the City Council of the City of Costa Mesa, hereby 
certify that the above and foregoing Ordinance No. 2021-13 was introduced and 
considered section by section at a regular meeting of said City Council held on the 
15th day of June, 2021, and thereafter passed and adopted as a whole at the regular 
meeting of said City Council held on the 20th day of July, 2021, by the following roll 
call vote: 

AYES:    COUNCILMEMBERS:  CHAVEZ, GAMEROS, REYNOLDS, MARR, AND 
STEPHENS. 

NOES:  COUNCILMEMBERS:  HARPER 

ABSENT: COUNCILMEMBERS:  NONE 

ABSTAIN:     COUNCILMEMBERS:  HARLAN 

IN WITNESS WHEREOF, I have hereby set my hand and affixed the Seal of 
the City of Costa Mesa this 21st day of July, 2021. 

___________________________ 
Brenda Green, City Clerk 
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 24-210 Meeting Date: 5/13/2024

TITLE:

PLANNING APPLICATION 21-02 FOR A CONDITIONAL USE PERMIT TO ALLOW A
TRANSITIONAL HOUSING AND SUPPORT SERVICES USE WITH UP TO 16 INDIVIDUALS AT
LIGHTHOUSE CHURCH (1885 ANAHEIM AVENUE)

DEPARTMENT: ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/
PLANNING DIVISION

PRESENTED BY: CHRIS YEAGER, ASSOCIATE PLANNER

CONTACT INFORMATION: CHRIS YEAGER 714.754.4883
Christopher.yeager@costamesaca.gov

RECOMMENDATION:

Staff recommends that 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 15301 (Existing Facilities); and

2. Approve Planning Application 21-02, based on findings of fact and subject to conditions of
approval.

Page 1 of 1
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PLANNING COMMISSION 
AGENDA REPORT  
MEETING DATE:  May 13, 2024                      ITEM NUMBER:PH-3     

SUBJECT: PLANNING APPLICATION 21-02 FOR A CONDITIONAL USE PERMIT 
TO ALLOW A TRANSITIONAL HOUSING AND SUPPORT SERVICES 
USE WITH UP TO 16 INDIVIDUALS AT LIGHTHOUSE CHURCH (1885 
ANAHEIM AVENUE) 
 

FROM:  ECONOMIC AND DEVELOPMENT SERVICES DEPARTMENT/ 
PLANNING DIVISION 
 

PRESENTATION BY:      CHRIS YEAGER, ASSOCIATE PLANNER 

FOR FURTHER 
INFORMATION 
CONTACT: 
 

CHRIS YEAGER 
714.754.4883 
Christopher.yeager@costamesaca.gov 

 
RECOMMENDATION 
 
Staff recommends that 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 15301 (Existing 
Facilities); and 

2. Approve Planning Application 21-02, based on findings of fact and subject to 
conditions of approval. 

 
APPLICANT OR AUTHORIZED AGENT 
 
Phil Eyskens is the authorized applicant for the property owner, The Church of the 
Nazarene (i.e., Lighthouse Church). 
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PLANNING APPLICATION SUMMARY 
 

Location: 1885 Anaheim Avenue APN: 424-211-12 Application No: PA-21-02 
Request:  Conditional Use Permit to operate a transitional housing and supportive services use for a 

maximum of 16 men. The residents would reside in the existing dorms located on the second-
floor of the Church, and would take part in a faith-based program that lasts for 9-12 months. The 
goal of the program is to provide independence for its residents after the program and that the 
participants graduate the program with birth certificates, identification card, health insurance, a 
primary care physician or mental health provider, bank account and employment when possible.  

  
              SUBJECT PROPERTY:         SURROUNDING PROPERTY: 
Zone:  I&R (Insitiutional and 

Recreational) 
 North: C1 (Various businesses including retail, 

veterinary, and eating establishments) 
General Plan: HDR (High Density 

Residential) 
 South: R2-HD (Across Plumer St– Single and 

multi-family residential) 
Lot Dimensions: Approx. 125 ft X 150 ft  East: R3 (Apartment Complex) 
Lot Area: 40,946 SF  West: R2-HD (Single family residential)  
Existing 
Development: 

Existing 10,220-square-foot two-story church on a lot with a surface parking lot, 
landscaping, and fencing.  

 
DEVELOPMENT STANDARDS COMPARISON 

 
     Development Standard I&R Stds. Proposed/Provided 
Lot Size 
   Lot Size 6,000 FT 40,946 SF 
   Lot Width 60 FT 125 FT 
Density/Intensity 
   FAR  0.30 .25 
Building Height  
 4 stories south of the 405 

Freeway 
2 stories 

Development Lot Building Setbacks 
   Front  20 FT 31 FT 11 IN 
   Side (left / right) 10 FT/5 FT 22 FT 11 IN / 42 FT 10 IN  
   Rear  5 FT 167 FT 
Parking 
Parking Spaces (1 space for every 35 
square feet of seating area if there 
are no fixed seat) 

35 63 

 
Final Action Planning Commission 
CEQA Review Exempt per CEQA Guidelines Section 15301 (Existing Development)  
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BACKGROUND  
 
The subject property (1885 Anaheim Avenue) is located on the northwest corner of 
Anaheim Avenue and Plumer Street and has a General Plan land use designation of HDR 
(High Density Residential) and is zoned I&R (Institutional & Recreational). The project site 
is approximately 40,000 square feet in size (0.96 acres) and is improved with an existing 
10,220-square-foot, two-story church facility, and 63 surface parking spaces. The parking 
lot is accessible via one driveway from Anaheim Avenue and one driveway on Plumer 
Street. Excepting one accessible space located from Anaheim Avenue, the site’s parking 
lot is enclosed by a five-foot tall solid fence and driveway gates located at each driveway.  
 

Image 1: Site Plan 

 
 

The first floor of the existing Church includes a Worship room, open fellowship hall, 
kitchen, various meeting rooms and offices, a donation clothing storage room, two full 
bathrooms and two public bathrooms. The second-floor is limited to the dormitories which 
includes four bedrooms and one full bathroom (see the below Image 2). No new 
construction is proposed.  
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Image 2: Floor 
Plans

 

 
 
Properties to the north are zoned Local Business (C1) and include a variety of commercial 
uses located along both sides of West 19th Street including retail, food and beverage 
establishments, veterinary office, and automobile service uses. Properties to the east, 
west, and south are zoned Multi-Family Residential-High Density and Multi-Family 
Residential (R2-HD and R3, respectively). These properties are developed with a variety 
of rental and ownership housing uses including an apartment complex, single-family 
dwellings, and other multi-family dwellings. The property is also located within close 
proximity to certain local institutional uses, including the Costa Mesa Historical Society, 
Norma Hertzog Community Center, Lions Park, Donald Dungan Public Library and the 
City’s Senior Center.   
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The project site is located within one-half mile of transit including the OCTA 35 Bus 
(Fullerton-Costa Mesa), 43 Bus (Fullerton-Costa Mesa), 55 Bus (Santa Ana – Newport 
Beach), and 71 Bus (Yorba Linda – Newport Beach).  
 
From April 2019 through April 2021, the Lighthouse Church assisted the City by providing 
a fifty-person emergency shelter. The emergency shelter was designed to be temporary 
while the City of Costa Mesa completed the development of a permanent shelter at 3175 
Airway Avenue. The fifty-bed shelter hosted at the subject property consisted of temporary 
modular buildings located in the parking lot of Lighthouse Church. After the City’s 
permanent shelter was opened in the Spring of 2021, the temporary shelter was removed 
from the Lighthouse’s parking lot. 
 
Although unpermitted, the Lighthouse Church has been providing permanent supportive 
housing and shelter-related services at the project site since 2004. This unauthorized use 
was discovered during a normal inspection of the facility by the Fire Department and 
resulted in enforcement by the City. However, in May 2018, due to the urgent need to 
continue this type of community service, the Development Services Department and 
Lighthouse Church entered into an agreement to temporarily suspend all code 
enforcement action so the church could prepare and submit the requisite Conditional Use 
Permit (CUP) application. The agreement allowed for the continuance of the supportive 
housing services at the church on the condition that the Church would submit a conditional 
use permit for the supportive housing services for Planning Commission review by June 
14, 2021. In March of 2021, the Church submitted a conditional use permit and staff has 
been working with the Church management to finalize the application since that time.  
 
In addition to the transitional housing services proposed, the Church includes other 
services that benefit the community. Since 2022, the Church has served as a 
deployment location for “Chrysalis Roads”, a transitional jobs program for individuals 
facing significant barriers in obtaining employment. This program helps clients earn a 
paycheck, build confidence, and develop skills that will enable them to secure and retain 
long-term employment. The program is a partnership with Chrysalis and Caltrans to 
employ people on active supervision in freeway maintenance jobs. Each morning at 
6:30 a. m., the Chrysalis vans pick up program and other participants at the Church site, 
take them to jobsites throughout Southern California and then return them at the end of 
the day.  
 
The Church also hosts weekly nurse visits from Biola University on Fridays from 9:00 
a.m. to 4:00 p.m. within the sanctuary of the Church. The nurses provide medical 
services including minor medical check-ups, blood pressure checks, and wound care for 
anyone who may need it. Lastly, the Church also has a 135-square-foot clothing closet 
area where donated clothing items are provided free of charge to anyone who is need of 
additional clothing. The clothing closet operates on Fridays.  
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CONDITIONAL USE PERMIT 
 
Planning Application 21-02 requests conditional use permit approval to operate a 
transitional housing and supportive services use for a maximum of 16 men. This specific 
type of use is not listed in the City’s Land Use Matrix. Pursuant to Costa Mesa Municipal 
Code (CMMC) Section 13-30(d), a use not listed in the City’s Land Use Matrix can be 
reviewed by the Development Services Director to determine its similarity to another 
listed use. If no similar use exists, the proposed use requires the approval of a 
conditional use permit (CUP) by the Planning Commission. To obtain a CUP, an 
applicant must demonstrate that the proposed use is compatible with the City’s 
applicable zoning and General Plan provisions/policies, and will not be detrimental to 
public health, safety, and welfare.  
 
The subject site is located within the Insitiutional and Recreational (I&R) Zoning District. 
According to the Municipal Code, this district is intended to “allow land uses which provide 
recreation, open space, health and public service uses. Development in this designation 
may occur on either public or private property”. Pursuant to the CMMC, the approval of a 
CUP requires that the Planning Commission make findings related to neighborhood 
compatibility, health and safety, and land use compatibility. Proposed uses subject to 
CUPs will generally have site-specific conditions of approval to ensure the required 
findings can be met. A detailed project analysis regarding CUP findings is provided below 
in this report. 
 
ANALYSIS 
 
Program Operations 
 
The Lighthouse Church refers to this program as the “Lighthouse Gatekeeper’s Program” 
and according to the Church is intended to be a male supportive housing program that 
provides “men to have a place to start again”. A maximum of 16 male residents would be 
permitted to participate in the Church’s transitional housing program, which is a faith-
based program that lasts 9 to 12 months. The residents reside in existing dorms within the 
1,716-square-foot second floor of the Church. The primary goal of the program is to 
provide housing and to assist men with obtaining independence. Residents of the program 
will graduate with birth certificates, an identification card, health insurance, a primary care 
physician or mental health provider, a bank account and employment when possible.  
 
The Lighthouse Gatekeeper’s Program is a referral-based transitional housing program 
only and does not allow resident walk-up opportunities. Prior to entering the program, 
each interested participant must fill out an intake application and is interviewed by four 
Program Managers. Before entering the program, each participant is required to sign a 
document indicating that they will follow Program rules, which include: 
 

• Each participant will be subject to random drug tests and a drug test before they 
enter the program. If any alcohol or drug use is confirmed, the participant will be 
removed from the program.  
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• Smoking is not permitted on or off-site.  
• Violence, threats of violence, foul/abusive language may result in immediate 

dismissal from the program.  
• Sleeping areas are subject to random inspections and food products are not 

permitted in bedrooms.  
• The curfew for all participants is 10 p.m. (Sunday-Thursday), 11 p.m. (Friday-

Saturday) unless a participant’s employment necessitates longer hours.  
• Participants are required to stay on the Church property for the first 30 days of 

the program unless accompanied by a Church staff or program manager.  
• All electronics will be held in storage for the first three days of the program. 
• Once a job is acquired, the participant is asked to contribute $100 per week for 

maintenance and upkeep of the Church and associated facilities.  
• All participants must attend faith programs.  

 
During the first 30-days of the program, residents are required to dedicate a portion of 
their day working at the Church’s mobile food pantry, which delivers up to 4,000 pounds 
of food each week to needy families and individuals in Costa Mesa. During this time, the 
outreach director also works with each participant to restore personal paperwork and 
works with the resident director to establish faith and discipline in their lives. In addition, 
the office, clothing room, and church ground are all maintained by the resident 
participants.  
 
During the next 90 days of the Program, residents are encouraged to restore 
relationships with their family and to seek employment. In addition, residents may 
choose to return to school, complete off-site drug and alcohol classes, and 
improve/resolve other legal or personal issues. All transportation is provided for 
residents including trips to medical appointments. The church has two vans for 
transportation for groups or individuals. In addition, the church provides one-month bus 
passes for program residents that are seeking employment. 
 
Over the next four to five months of the Program, residents are provided more 
responsibility around the Church to develop an ownership mentality that prepares them 
for life after completing the program. According to the applicant, the program has a 
success rate of 80% of the residents being housed and employed, with relationships 
with family also being restored.  
 
The residents are required to attend various events and meetings during the week. 
Typical events and meetings include community pantry deliveries, chores, devotion, 
bible study, church services, and shared meals. Special events occur on most holidays 
including July 4th, Thanksgiving, Christmas, and Easter. 
 
The Lighthouse has at least two staff persons that oversee the property daily. One staff 
person lives on-site and is responsible for office hours, daily resident check-in/check-out, 
and informs management if there are any issues or concerns. The other, a resident 
director pastor, lives within a few minutes walking distance of the church and is available 
24 hours a day, if needed. 
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The residents receive freshly prepared food that is delivered six days a week. Because 
each resident has separate chores and responsibilities throughout the day, the residents 
can eat breakfast, lunch and dinner as their schedule permits. In addition, a prep area in 
the Church kitchen is available for the residents to prepare individual meals. 
 
The applicant has provided additional details about their operation that is discussed in 
their Operational Management Plan contained in Attachment 2. The operational 
Management Plan includes program details regarding: (1) Program Overview, (2) City 
Partnerships, (3) Program Marketing, (4) Client Intake, (5) Program Rules and 
Guidelines, (6) Community Outreach, (7) Management, (8) Security, and (9) Program 
Funding. 
 
Housing Element Compliance 
 
The Housing Element is a State mandated element included in the City of Costa Mesa’s 
General Plan. The purpose of the Housing Element is to identify a high-level strategy and 
blueprint for addressing the City’s existing and projected housing needs over the eight-
year planning cycle. The Housing Element contains a detailed work program of the 
City’s housing goals, policies, quantified objectives, and actions or programs for the 
preservation, improvement, and development of housing.  
 
As proposed and conditioned, the project is in compliance with the City’s Housing 
Element. For example, Housing Element Goal #2 establishes that the City facilitate the 
creation and availability of housing for residents at all income levels and for those with 
special housing needs. The project is proposing to provide additional housing 
opportunities for men at risk of, or experiencing homelessness, and also provides 
special needs supportive services to those individuals. Furthermore, Housing Element 
Program 2J calls for additional transitional and supportive housing by proactively 
engaging relevant organizations to meet the needs of persons experiencing 
homelessness, and extremely low-income residents. The project would provide 
transitional housing opportunities and help individuals obtain permanent housing.  
 
Lastly, Housing Element Program 3K calls for the City to Explore Potential Future 
Housing Opportunities on Church Sites. The City did not identify any church properties 
as housing opportunity sites within the 2021‐2029 Housing Element; however believes 
these partnerships with the local faith‐based organizations that serve Costa Mesa are 
an important component of the overall process of creating more affordable housing in 
the community. The Lighthouse Church has proven to be a valuable asset to the City in 
providing assistance for the temporary emergency shelter and for providing various 
services to extremely-low income and homeless residents. The project will include up to 
16 additional beds for individuals of special needs looking to find housing and support.  
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Parking 
 
The CMMC establishes that Churches require one parking space for every 35 square 
feet of seating area if there are no fixed seats. The main assembly area is 1,199 square 
feet and therefore requires 35 parking spaces. The Church has an existing on-site 
parking lot that contains 63 parking spaces and therefore complies with parking 
requirements. Participants in the transitional living program generally do not own a 
vehicle and therefore only minimal parking demand is anticipated from the proposed 
supportive housing program. The exception to this would be a participant that has been 
accepted into the program who already owns a vehicle. In this case, they would be 
allowed to keep the car on-site provided that the car is registered and in working 
condition. If all residents in the program had vehicles, the parking demand (including the 
church) would be 51 parking spaces where 63 spaces are available. Condition of 
approval (COA) No. 6 requires that all resident vehicles are to be parked on church 
property when not in use, that vehicles remain in good repair, and that the vehicles be 
currently registered with the Department of Motor Vehicles.  
 
Program Funding 
 
Funding for the program comes entirely from local sponsors, grants, and donations. The 
Outreach Director applies for grants, coordinates with donors, and engages new donors.  
 
GENERAL PLAN CONFORMANCE: 
 
The property has a General Plan designation of High Density Residential. Pursuant to 
this General Plan designation, residential uses are allowed. As a result, the proposed 
transitional housing use and supportive services conforms to the City’s General Plan. 
The following evaluates the proposed project’s consistency with the applicable and 
relevant goals, objectives, and policies of the General Plan: 

 
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 needs of the business and residential segments of the community. 
 

Consistency: The need for transitional and supportive housing has been 
exacerbated by the current housing crisis and high housing costs. The use will 
provide housing opportunities for a residential segment of the community which has 
experienced difficult times and allows them to obtain legal ID documentation, 
employment, and to assimilate back into the general population.  
 

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

Consistency: The proposed transitional housing use will provide housing for the 
specialized needs of City residents experiencing or at-risk of homelessness. The 
transitional housing will provide housing in 9-12 month cycles, and provides access 
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to resources which allow residents to improve themselves and ultimately maintain 
independent living.  

 
Housing Program 3K: Explore Potential Future Housing Opportunities on Church 
Sites. 
 

Consistency: The proposed transitional housing use is located within the existing 
Lighthouse Church. The project is a suitable location for the transitional housing 
use at the existing Church in that the church has previously provided services to 
people experiencing homelessness including hosting the temporary emergency 
shelter, providing supportive/transitional housing, providing food to those in need 
with their mobile food pantry, provide health services and clothing for those in need. 
The existing Church will expand housing opportunities for individuals experiencing 
homelessness.  

 
FINDINGS: 
 
Pursuant to CMMC Section 13-29 (g)(2), CUP Findings, in order to approve the project, 
the Planning Commission shall find that the evidence presented in the administrative 
record substantially meets specified findings. Staff recommends approval of the proposed 
project, based on an assessment of facts and findings which are also reflected in the draft 
Resolution. 
 
• 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 proposed project will be compatible and harmonious with uses that exist within the 
general neighborhood and would not be materially detrimental to other properties in the 
area. All residents will be required to comply with program rules and if a resident is 
removed from the program, they will be provided transportation to other facilities that 
will assist them. No changes are proposed to the church building and as conditioned, 
signage for the use is not permitted to be posted. Since the project is conditioned to 
maintain the site and since the project is not expanding the facility, the project is 
compatibility with developments in the same general area. 

 
• Granting the conditional use permit will not be materially detrimental to the health, 

safety and general welfare of the public or otherwise injurious to property or 
improvements within the immediate neighborhood.  
 
As conditioned, the use will be required to comply with all applicable California Building 
and Fire Code requirements to ensure the project is not materially detrimental to the 
health, safety and general welfare of the public or otherwise injurious to property or 
improvements within the immediate neighborhood.  
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• 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 project site is zoned I&R (Institutional and Recreational) and has a General Plan 
Designation of High Density Residential. The Insitiutional and Recreational (I&R) 
Zoning District is intended to allow land uses which provide health and public services. 
The proposed use, which includes supportive and transitional housing would provide 
health and public service in the community to an at-risk population. Therefore, granting 
the use permit will not allow a use, density, or intensity which is not in accordance with 
the General Plan.  
 

ENVIRONMENTAL DETERMINATION: 
 
The project is categorically exempt from the provisions of the California Environmental 
Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301, for the permitting 
and/or minor alteration of Existing Facilities, involving negligible or no expansion of the 
existing or prior use. This project site contains an existing building that has been used 
continuously for church activities, including supportive and transitional housing. The 
application does not propose an increase in floor area or otherwise expand the prior 
use. The project is consistent with the applicable General Plan land use designation and 
policies as well as with the applicable zoning designation and regulations. Furthermore, 
none of the exceptions that bar the application of a categorical exemption pursuant to 
CEQA Guidelines Section 15300.2 applies. Specifically, the project would not result in a 
cumulative environmental impact; would not have a significant effect on the environment 
due to unusual circumstances; would not result in damage to scenic resources; is not 
located on a hazardous site or location; and would not impact any historic resources.  
 
ALTERNATIVES:  
 
Planning Commission alternatives include the following: 
 
1. 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. 
 

2. 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, the 
project is subject to the Housing Accountability Act (Government Code Section 
65589.5), and if the Planning Commission denies or reduces the proposed density of 
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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 
  

• 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 has been approved as to form by the City Attorney’s Office.   
 
PUBLIC NOTICE: 
 
Pursuant to CMMC Section 13-29(d) 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 this report, seven written public comments have been received. Any public 
comments received prior to the May 13, 2024, Planning Commission meeting will be 
provided separately.  
 
CONCLUSION: 
 
The proposed transitional housing use will be an ancillary use to the established 
Lighthouse Church and will not require alterations to the facility. The site hosted the 
temporary bridge shelter and has historically provided supportive/transitional housing 
services benefiting the homeless population. The location of the use is in an area which 
includes commercial, residential, and institutional uses and staff believes it continues to 
be an appropriate location because it provides an additional housing opportunity in 
close proximity to commercial goods and services, and employment. The use is 
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specifically proposed in the Insitiutional and Recreational (I&R) Zoning District which is 
intended to allow land uses which provide health and public services. The proposed use, 
which includes supportive and transitional housing, would, as intended by the CMMC, 
provide health and public service in the community.  
 
While homelessness has impacted Westside Costa Mesa over the years, the program, 
which has been operating since 2004, has operated largely without complaint from the 
surrounding neighborhood. To further reduce any potential impacts on the neighborhood, 
the Lighthouse Church has removed certain previously operating programs which caused 
neighbor concerns including their on-site soup kitchen. Staff does not anticipate any 
negative impacts to the neighborhood from the activities included in this application. 
Condition of Approvals (COA) No. 9 and No. 12 are recommended to ensure that the use 
and site remains harmonious with the neighborhood such that the site remains free of 
litter, and that all personal belongings are stored inside the building. Additionally, COA No. 
15 requires that no signage or other indication of the use be installed on property; and 
COA No. 16 prohibits outdoor camping or sleeping in vehicles on the property. COA No. 
18 requires that if any program participant is removed or voluntarily leaves the program, 
that the church provide transportation free-of-charge from the project site to a rehabilitation 
program, family residence, or other housing program that has capacity to accept the 
individual. Lastly, COA No. 19 requires that no walk-up residents be accepted into the 
program and all residents must go through the referral and application process prior to 
entering the program.  
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ATTACHMENT 1 

RESOLUTION NO. PC-2024- 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF COSTA MESA, CALIFORNIA APPROVING 
PLANNING APPLICATION 21-02 FOR A CONDITIONAL USE 
PERMIT TO ALLOW A TRANSITIONAL HOUSING AND 
SUPPORT SERVICES USE FOR UP TO 16 MALE 
INDIVIDUALS AT AN EXISTING CHURCH (1885 ANAHEIM 
AVENUE) 

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

AND DECLARES  AS FOLLOWS: 

WHEREAS, Planning Application 21-02 was filed by Phil Eyskens, authorized agent 

for the property owner, the Church of the Nazarene, requesting approval of the following:  

Planning Application 21-02 is a request to operate a transitional shelter for a maximum of 

16 men at the existing Lighthouse Church. The residents would participate in the Church’s 

transitional program which is a faith-based program that last for approximately one-year. 

The residents would reside in the existing dorms within the second-floor of the Church.  

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

13, 2024 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 Section 15301 (Class 1), for Existing Facilities. 

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 21-02 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 21-02 and upon 

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 
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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 13th day of May, 2024.

Adam Ereth, 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-2024- __ was passed and adopted 
at a regular meeting of the City of Costa Mesa Planning Commission held on May 13, 2024 
by the following votes: 

AYES:  COMMISSIONERS 

NOES: COMMISSIONERS 

ABSENT: COMMISSIONERS 

ABSTAIN: COMMISSIONERS 

Scott Drapkin, Secretary 
Costa Mesa Planning Commission 

Resolution No. PC-2024-__
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EXHIBIT A 
FINDINGS 

A. The proposed project complies with Costa Mesa Municipal Code Section 13-
29(g)(2), CUP findings, because: 

Finding:  The proposed use is substantially compatible with developments in the 
same general area and would not be materially detrimental to other properties within 
the area. 

Facts in Support of Findings:  The proposed project will be compatible and 
harmonious with uses that exist within the general neighborhood and would not be 
materially detrimental to other properties in the area. All residents will be required 
to comply with program rules and if a resident is removed from the program, they 
will be provided transportation to other facilities that will assist them. No changes 
are proposed to the church building and as conditioned, signage for the use is not 
permitted to be posted. Since the project is conditioned to maintain the site and 
since the project is not expanding the facility, the project is compatibility with 
developments in the same general area. 

Finding:  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. 

Facts in Support of Finding: As conditioned, the use will be required to comply 
with all applicable California Building and Fire Code requirements to ensure the 
project is not materially detrimental to the health, safety and general welfare of the 
public or otherwise injurious to property or improvements within the immediate 
neighborhood.  

Finding:  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.  

Facts in Support of Finding: The project site is zoned I&R (Institutional and 
Recreational) and has a General Plan Designation of High Density Residential. The 
Insitiutional and Recreational (I&R) Zoning District is intended to allow land uses 
which provide health and public services. The proposed use, which includes 
supportive and transitional housing would provide health and public service in the 
community to an at-risk population. Therefore, granting the use permit will not allow 
a use, density, or intensity which is not in accordance with the General Plan.  

B. The project is exempt from the provisions of the California Environmental Quality Act 
under CEQA Guidelines Section 15301 (Class 1) for Existing Facilities. The Class 1 
exemption applies to the minor alteration of existing public or private structures 
involving negligible or no expansion of use.
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C. The project is exempt from 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. The use shall be limited to the type of operation described in this staff 
report: transitional housing for a maximum of 16 men. Any change in the 
operational characteristics including number of participants, living 
arrangements, or program operations shall be subject to Planning Division 
review and may require an amendment to the conditional use permit, subject 
to either Zoning Administrator or Planning Commission approval, depending 
on the nature of the proposed change. The applicant is reminded that Code 
allows the Planning Commission to modify or revoke any planning 
application based on findings related to public nuisance and/or 
noncompliance with conditions of approval [Title 13, Section 13-29(o)].

2. 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 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.

3. The applicant shall contact the Planning Division to arrange a Planning, 
Fire Department, and Building Department Inspection of the site within two 
months of approval. These inspections are to confirm that the conditions 
of approval, safety, and code requirements have been satisfied.

4. The operation shall be conducted, at all times, in a manner that will allow 
the quiet enjoyment of the surrounding neighborhood. The applicant 
and/or business owner shall institute whatever security and operational 
measures that are necessary to comply with this requirement. 

5. The conditional use permit herein approved shall be valid until revoked, 
but shall expire upon discontinuance of the activity authorized hereby for 
a period of 180 days or more. The conditional use permit may be referred 
to the Planning Commission for modification or revocation at any time if 
the conditions of approval have not been complied with, if the use is being 
operated in violation of applicable laws or ordinances, or if, in the opinion 
of the Director of Economic and Development Services or his designee, 
any of the findings upon which the approval was based are no longer 
applicable.
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6. All resident vehicles brought to the site shall be in good operating condition 
and be currently registered. All vehicles shall be parked on-site when not 
in use. Non-operable and/or unregistered vehicles are not permitted to be 
stored on site.

7. A copy of the conditions of approval for the conditional use permit must be 
kept on premises and presented to any authorized City official upon 
request.  New business/property owners shall be notified of conditions of 
approval upon transfer of business or ownership of land.

8. Once the use is legally established, the planning/zoning application herein 
approved shall be valid until revoked. The Director of Economic & 
Development Services or designee may refer the planning/zoning 
application to the Planning Commission for modification or revocation at 
any time if, in his opinion, any of the following circumstances exist: 1) the 
use is being operated in violation of the conditions of approval; 2) the use 
is being operated in violation of applicable laws or ordinances or 3) one or 
more of the findings upon which the approval was based are no longer 
applicable.  

9. Any graffiti painted or marked upon the premises shall be removed or 
painted over within 48 hours of being applied.

10. The site shall be maintained and be free of litter.  

11. The 10 PM (11PM on Fridays and Saturdays) curfew shall be observed by 
all participants unless the participants are employed after hours. The 
operator shall require a written verification from the employers for 
participants that work past the curfew and the verification shall be included 
in reports to the City. Once returning to the site after hours, the residents 
shall keep quiet and observe the curfew as soon as reasonably possible. 

12. All personal belongings shall be stored inside the facility and no outdoor 
storage shall be permitted. 

13. A maximum of 16 participants and one supervisor may live in the facility at 
any one time.

14. All residents must be drug and alcohol free and random drug testing shall 
occur throughout the year.

15. The exterior of the church shall not change to reflect the transitional 
housing. No signage or other indication of the service may be installed. 

16. No outdoor camping or sleeping in vehicles shall be permitted on the 
church property.

17. Participants in the program must follow all adopted program rules and are 
subject to enforcement by the operator and/or removal from the program. 

18. Should any program participants be removed or chose to leave the 
program, transportation shall be provided to a rehabilitation program, a 
family residence, or other housing program. Program participants shall not 
be left to find their own transportation.  

19. No walk-up residents will be accepted into the program. All residents must 
go through the referral and application process prior to entering the 
program. 
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20. Prior to establishing the use, the facility shall be inspected by the Director 
of Development Services, or their designee, to ensure that the facility 
complies with all applicable building and safety requirements. 

Trans. 21. Applicant/business operator shall make every reasonable effort to limit 
queuing and traffic congestion on City streets.

22. If the City determines follow up actions are necessary, the applicant shall 
formulate and implement a plan to address any traffic issues within thirty 
days notice from City.  This can include conducting a comprehensive traffic 
study and implementing its recommendations to address any 
unforeseeable circulation, parking, queuing, and other impacts.

OMP 23. The supportive and transitional housing use shall at all times operate in 
compliance with applicable Municipal Codes, State Codes and the 
Operational Management Plan. The Operational Management Plan shall 
be amended if determined by the City that Plan changes are necessary to 
comply with the required Conditional Use Permit findings.

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. 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 Years Day, Memorial Day, Independence 
Day, Labor Day, Thanksgiving Day and Christmas Day.

3. Approval of the planning application is valid for two 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; or 3) the use has been established and a 
business license has been issued. A time extension can be requested no 
less than 30 days or more than 60 days before the expiration date of the 
permit and submitted with the appropriate fee for review to the Planning 
Division. The Director of Economic and 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 
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the Director. Any subsequent extension requests shall be considered by 
the original approval authority.  

4. Street address shall be visible from the public street and shall be 
displayed on the freestanding sign. If there is no freestanding sign, the 
street address may be displayed on the fascia adjacent to the main 
entrance or on another prominent location. When the property has alley 
access, address numerals shall be displayed in a prominent location 
visible from the alley. Numerals shall be a minimum twelve (12) inches in 
height with not less than three-fourth-inch stroke and shall contrast 
sharply with the background. Identification of individual units shall be 
provided adjacent to the unit entrances. Letters or numerals shall be four 
(4) inches in height with not less than one-fourth-inch stroke and shall 
contrast sharply with the background.

5. Development shall comply with all requirements of  Articles 3 and 9, 
Chapter V, Title 13 of the Costa Mesa Municipal Code relating to 
commercial development standards.

Fire.  6. The 16 bed facility shall be maintained as an R-3 Congregate 
Residence (non-transient) occupancy.

7. The facility shall be limited to 10 beds if the occupants are considered 
transient at any time.

8. The facility shall comply with the 2019 CFC as adopted and amended by 
the City of Costa Mesa.

Bldg. 9. Comply with the requirements of the following adopted codes 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 Building code  California Electrical code, 
California Mechanical code California Plumbing Code, California Green 
Building Standards and California Energy Code  at the time of plan 
submittal or permit issuance ) and California Code of Regulations also 
known as the California Building Standards Code, as amended by the City 
of Costa Mesa. Requirements for accessibility to sites ,facilities, buildings 
and elements by individuals with disability shall comply with chapter 11B 
of the 2019 California Building Code.

10. 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
=23381
The Building Division will not issue a demolition permit until an 
Identification no.is  provided  By AQMD

-9- 249



-10- 250



ATTACHMENT 2

-1- 251



ATTACHMENT 2

-2- 252



ATTACHMENT 2

-3- 253



ATTACHMENT 2

-4- 254



ATTACHMENT 2

-5- 255



ATTACHMENT 2

-6- 256



ATTACHMENT 2

-7- 257



ATTACHMENT 2

-8- 258



ATTACHMENT 2

-9- 259



ATTACHMENT 2

-10- 260



ATTACHMENT 2

-11- 261



ATTACHMENT 2

-12- 262



ATTACHMENT 2

-13- 263



ATTACHMENT 2

-14- 264



ATTACHMENT 2

-15- 265



ATTACHMENT 2

-16- 266



ATTACHMENT 2

-17- 267



ATTACHMENT 2

-18- 268



ATTACHMENT 2

-19- 269



ATTACHMENT 2

-20- 270



© OpenStreetMap (and) contributors, CC-BY-SA

Legend

City Limit

Addresses

Silver

² 0 0.05 0.10.03
mi

The City of Costa Mesa makes no guarantee as to the accuracy of any of
the information provided and assumes no liability for any errors, omissions,
or inaccuracies.

WGS 1984 Web Mercator Auxiliary Sphere
© City of Costa Mesa

Vicinity Map
ATTACHMENT 3

271



© OpenStreetMap (and) contributors, CC-BY-SA

Legend

City Limit

Addresses

Silver

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

² 0 0.05 0.10.03
mi

The City of Costa Mesa makes no guarantee as to the accuracy of any of
the information provided and assumes no liability for any errors, omissions,
or inaccuracies.

WGS 1984 Web Mercator Auxiliary Sphere
© City of Costa Mesa

Zoning Map
ATTACHMENT 4

272



 
 

 

The entrance of the Church with the 

second story dorms in the background. 

The entrance of the Church. 

ATTACHMENT 5

-1- 273



 
 

 

Behind the Church facing the 

parking lot.   

The parking lot with Plumer Street at 

the left.  
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DR# 2

36" ReqW"

Room Name

Room Number

Occupant Load 
FactorArea (S.F.)

Required Exits

Occupancy 
Type

Expected 
Occupant Flow

Required Width

Provided 
Width

Door 
Number

Occupant Load

OFN

xx" xx"

Occupant 
Number Required Width

Given Width

ROOM DESIGNATION

DOOR DESIGNATION

LOBBY

150 SF

E-1 15
101

100 *

EGRESS PATH OF TRAVEL

ACCESSORY USE AREAS 
EXCLUDED FROM PLUMBING 
CODE CALCULATION

EXISTING EXIT ROUTESE

CBC TABLE 
601

NO FIRE RATINGS REQUIRED FOR THE FOLLOWING:
STRUCTURAL FRAME
INTERIOR BEARING WALLS (UNLESS OTHERWISE NOTED)
INTERIOR NON-BEARING WALLS 
FLOOR CONSTRUCTION
ROOF CONSTRUCTION

CBC TABLE 
602

NO FIRE RATINGS ON EXTERIOR OPENINGS IF SEPARATION IS GREATER 
THAN 30'

CBC 707.4 SHAFT ENCLOSURES TO BE 1 HOUR RATED. = (N/A)

CBC TABLE 
1005.3

EXIT WIDTH:  0.3" / OCC. FOR STAIRS  
0.2" / OCC. PER OCC. ALL OTHERS

CBC 1143A SIGNAGE FOR IDENTIFICATION, DIRECTIONS,  INFORMATION AND 
ACCESSABILITY SHALL COMPLY WITH SEC. 1143A

TYPE V-B

CBC 
11B-216.10 ASSISTIVE LISTENING SYSTEMS (N/A)

CHAPTER 10 - MEANS OF EGRESS

CHAPTER 6 - TYPE OF CONSTRUCTION

CHAPTER 7 - FIRE-RESISTANCE-RATED CONSTRUCTION

CBC 803 INTERIOR FINISH MATERIALS APPLIED TO WALL AND CEILINGS  SHALL BE 
TESTED AS SPECIFIED IN SECTION 803.

FIRE-RETARDENT TREATED FABRICS USED AS WALL OR CEILING FINISHES 
SHALL BE REQUIRED TO SUBMIT CERTIFICATION OF COMPLIANCE WITH 
STATE FIRE MARSHAL CERTIFICATION.

CHAPTER 8 - INTERIOR FINISHES

CBC SEC. 
803.1.3
TABLE 
803.13

CLASS  A: FLAME SPREAD INDEX 0-25; SMOKE DEVELOPED 0-450

CLASS  B:  CORRIDORS ,EXIT ENCLOSURES AND PASSAGEWAYS (N/A)  

CLASS  C: ROOMS AND ENCLOSED SPACES 

CLASS  B: FLAME SPREAD 26-75; SMOKE DEVELOPED 0-450

CBC 
1016.2

EGRESS THROUGH INTERVENING ROOM(S) PERMITTED IF 
ACCESSORY TO EXITED ROOM.

CBC TABLE 
1017.2

NUMBER OF EXIT ACCESS DOORWAYS: TWO IF OCCUPANCY >49
NUMBER OF EXIT ACCESS DOORWAYS: FOUR IF OCCUPANCY >1000
OCCUPANCIES: A

CBC 601

CODE ANALYSIS  

CBC 507.7 GROUP A3

CBC 508.2.4 FIRE SEPARATION REQUIRED BETWEEN ACCESSORY OCC. AND MAIN OCC. -2 HR

CBC 506.3 FRONTAGE:  NOT USED

CBC 506.2 AREA INCREASE: N/A

CBC 506 HEIGHT INCREASE: (N/A)

CBC 506 AREA INCREASES ARE IN ACCORDANCE WITH SECTION 506 (N/A)

EXISTING PROJECT ANALYSIS ADOPTED CODES

APN:               
TRACT:                
LOT: 
CONSTRUCTION TYPE = V
BUILDING OCCUPANCY = A3/R2.1
FIRE SPRINKLERED = SECOND FLOOR OF R2.1 
TOTAL FLOOR AREA = 10,220 SF
STORY AND HEIGHT ALLOWABLE = 2
STORY AND HEIGHT PROVIDED = 2

CHAPTER 5 - GENERAL BUILDINGS HEIGHTS & AREAS

2019 CALIFORNIA BUILDING CODE
2019 CALIFORNIA GREEN BUILDING 
STANDARDS CODE
2019 CALIFORNIA ELECTRICAL CODE
2019 CALIFORNIA MECHANICAL CODE
2019 CALIFORNIA PLUMBING CODE
2019 CALIFORNIA FIRE CODE

CHAPTER 3 - USE & OCCUPANCY CLASSIFICATION

OCC. LOAD 
FACTOR:

OCCUPANCY

30 SF

CALCULATION

40

40/ 2 = 20 MALE - 20 FEMALE

TOTAL PLUMBING OCC= 

               2019 CPC MINIMUM REQUIRED PLUMBING FIXTURES
TABLES 422.1 

TABLE A OCCUPANT LOAD FACTOR 

CPC TABLE A

WATER CLOSETS URINALS LAVATORIES
DRINKING 

FOUNTAINS

1:1-100 1: 1-100

1:1-
200 

MALE

1: 1-250

1: 1-25

CPC TABLE 
422.1

MALE FEMALE 1 : 1-100
FEMALE 

CPC TABLE A
FOOTNOTE **

CPC TABLE A
GROUP A-3

CPC TABLE 
422.1

A-3 WORSHIP PLACES
PRINCIPAL ASSEMBLY AND/OR EDUCATIONAL AND ACTIVITY UNIT

CPC TABLE 
422.1

REQUIRED

2 2 1

RATIOS

1,199 SF  / 30 SF

OCC

PROVIDED

CPC 303.1

A3 OCCUPACY - ASSEMBLY AREA AND ACCESSORY ROOMS
R2.1 OCCUPANCY - SLEEPING QUARTERS

CPC 305.1.1

OCCUPANT LOAD FACTOR 40

1 1 1 1 1 1

DESCRIPTION OF USE

WORSHIP
MINUS ACCESSORY 
USE AREAS:

TOT-TOILETS

3

CONSTRUCTION TYPE V-B BUILDING 
(SINGLE STORY)

GROSS AREA FLOOR:   8,200 SF

CBC TABLE 
506.2

BASIC ALLOWABLE AREA: 6,000 S.F.

CBC TABLE 
504.4

BASIC HEIGHT ALLOWED: 1 STORY

CBC TABLE 
504.3 BASIC ALLOWED HEIGHT: 40

-

-

3 3

OCCUPANCY

200

CALCULATION

7

7/ 2 = 4 MALE - 4 FEMALE

TOTAL PLUMBING OCC= 

CPC TABLE A

WATER CLOSETS URINALS LAVATORIES
DRINKING 

FOUNTAINS

1 PER 10 1 PER 25

1 PER 12 
MALE

1 
PER1501 PER 

8

CPC TABLE 
422.1

MALE FEMALE 1PER 12
FEMALE 

CPC TABLE A
FOOTNOTE **

CPC TABLE A
GROUP R2.1

CPC TABLE 
422.1

R2.1 RESIDENTIAL OCCUPANCY DORMITORIES  (MALES ONLY SHELTER)

CPC TABLE 
422.1

REQUIRED

1 0 -

RATIOS

1,245  / 200

OCC

PROVIDED

OCCUPANT LOAD FACTOR 7

1 - 1 1 - 1

RESIDENTIAL 
OCCUPANCY, 
GREATER THAN 5, NO 
MORE THAN 16 OCC

SHOWERS

-

1 PER 8

1

1 -

OCC. LOAD 
FACTOR:

1

GROUP R2.1

CONSTRUCTION TYPE V-B BUILDING 
(WITH AFS)

GROSS AREA FLOOR:  2,020 SF

BASIC ALLOWABLE AREA: 48,000 S.F.

BASIC HEIGHT ALLOWED: 1 STORY

BASIC ALLOWED HEIGHT: 40

MAXIMUM FLOOR AREA ALLOWANCE PER OCCUPANT; 2020 GSF/50 GSF PER 
PERSON FOR DORMITORIES = 40 MAXIMUM OCCUPANT LOAD

CBC TABLE 
1004.5
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CITY OF COSTA MESA

Agenda Report

77 Fair Drive
Costa Mesa, CA 92626

File #: 24-211 Meeting Date: 5/13/2024

TITLE:

REVIEW OF THE ONE YEAR (FY 2024-2025) AND FIVE YEAR (FY 2024-2025 TO FY 2028-2029)
CAPITAL IMPROVEMENT PROGRAM FOR CONSISTENCY WITH THE COSTA MESA 2015-2035
GENERAL PLAN

DEPARTMENT: PUBLIC WORKS DEPARTMENT/ENGINEERING

PRESENTED BY: SEUNG YANG P.E., CITY ENGINEER

CONTACT INFORMATION: SEUNG YANG 714.754.5335 seung.yang@costamesaca.gov

RECOMMENDATION:

Staff recommends the Planning Commission adopt a Resolution to:

1. Find that the City’s Capital Improvement Program is a fiscal planning and budgeting activity,
which allows the City to plan for future specific capital improvement projects and does not commit the
City to implement any specific project or project design, and, therefore, is not a “project” per
California Environmental Quality Act (CEQA) Guidelines Section 15378; and

2. Approve a resolution finding that the One Year (FY 2024-2025) and Five Year (FY 2028-2029)
Capital Improvement Program is consistent with the Costa Mesa 2015-2035 General Plan.

Page 1 of 1
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PLANNING COMMISSION

AGENDA REPORT  
MEETING DATE:       MAY 13, 2024                ITEM NUMBER: NB-1 

SUBJECT: REVIEW OF THE ONE YEAR (FY 2024-2025) AND FIVE YEAR (FY 
2024-2025 TO FY 2028-2029) CAPITAL IMPROVEMENT PROGRAM 
FOR CONSISTENCY WITH THE COSTA MESA 2015-2035 GENERAL 
PLAN

FROM:  PUBLIC WORKS DEPARTMENT/ENGINEERING 

PRESENTATION BY:     SEUNG YANG P.E., CITY ENGINEER 

FOR FURTHER 
INFORMATION 
CONTACT: 

SEUNG YANG 
714.754.5335 
seung.yang@costamesaca.gov 

RECOMMENDATION: 

Staff recommends the Planning Commission adopt a Resolution to:  

1. Find that the City’s Capital Improvement Program is a fiscal planning and budgeting 
activity, which allows the City to plan for future specific capital improvement projects 
and does not commit the City to implement any specific project or project design, 
and, therefore, is not a “project” per California Environmental Quality Act (CEQA) 
Guidelines Section 15378; and 

2. Approve a resolution finding that the One Year (FY 2024-2025) and Five Year (FY 
2028-2029) Capital Improvement Program is consistent with the Costa Mesa 2015-
2035 General Plan. 

APPLICANT OR AUTHORIZED AGENT: 

The City of Costa Mesa Public Works Department 

BACKGROUND: 

State Law Requirements 

Government Code Section 65103(c) requires that the Planning Commission review the 
proposed Capital Improvement Program (CIP) portion of the City’s annual budget and 
report on its conformity with the City’s adopted General Plan. 
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Government Code Section 65401 requires analysis of major capital improvement (“public 
works”) projects recommended for planning, initiation, or construction during the ensuing 
fiscal year. All of the new projects added to the one-year (FY 2024-25) CIP fall into this 
category.   

Government Code Section 65401 also requires an annual programmatic level review of all 
major public works projects, whereas Government Code Section 65402 contemplates a 
project-specific consideration of General Plan conformity of a proposed project's location, 
purpose and extent. The General Plan conformity analysis provided herein addresses both 
Government Code sections.  

DESCRIPTION:

Government Code Section 65103(c) requires Planning Commission review of the 
proposed Capital Improvement Program (CIP) portion of the City’s annual budget for 
conformity with the adopted General Plan. The proposed CIP includes a number of 
projects to implement various policies, objectives, and programs in the 2015-2035 General 
Plan.  The CIP includes projects related to facilities, parks, parkways and medians, streets, 
and transportation projects. 

ANALYSIS: 

The City’s CIP is an important fiscal planning tool for public infrastructure projects. The 
City’s CIP includes a vision for short and long-range development, maintenance, 
improvement and building of new infrastructure assets to benefit residents, businesses, 
property owners and visitors. Although the City’s CIP is updated annually, it also 
separately includes projects planned over the five-year timeframe and provides an 
overview of works in progress. The proposed CIP includes a number of projects that 
implement various policies, objectives, and programs identified in the 2015-2035 
General Plan. The list of proposed projects generally fall into five categories: (1) 
Facilities, (2) Parks, (3) Parkways and Medians, (4) Streets, and (5) Transportation 
projects.  The CIP projects planned for next fiscal year are listed in the attachment to 
this report – “FY 2024-2025 One-Year Summary of Capital Improvement Projects” 
(Attachment 2). CIP projects planned for the next five years (FY 2024-25 to FY 2028-
29) are also listed in the attachment to this report – “Five-Year Capital Improvement 
Program” (Attachment 3).    

The following paragraphs correlate the proposed project types with applicable General 
Plan goals, objectives, and policies: 

1. Facilities: Projects in this category include any public building or facility 
maintenance, improvements or reconstruction. Specific projects in this category 
include improvements to City Hall, the Corporation Yard, Senior Center, Bridge 
Shelter, Costa Mesa Country Club, police facilities and fire stations. Planned 
improvements to police and fire and other civic administration facilities implement 
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Safety Element Policies S-2.10 and S-2.12 to continue to maintain adequate 
police and fire facilities sufficient to protect the community. In addition, many of 
the proposed CIP projects include necessary maintenance of “community 
facilities” pursuant to General Plan Land Use Element Objective LU-5A, which 
states “ensure availability of adequate community facilities and provision of the 
highest level of public services possible, taking into consideration budgetary 
constraints and effects on the surrounding area.” 

2. Parks: Projects in this category include maintenance, improvements, or new 
construction at various City park facilities. Projects within this category implement 
Open Space and Recreation Element Goal OSR-1 relating to providing the 
community with high-quality open spaces and recreational opportunities through 
the development of recreation resources; park facilities related projects also 
implement Open Space Recreation Element Policy OSR-1.11 relating to 
performing regular maintenance of facilities to ensure proper working order of all 
recreation facilities and equipment; and improvements that protect natural habitat 
per Conservation Element Goal CON-1.

3. Parkways and Medians: Projects in this category include parkway and median 
landscape maintenance, curb and gutter installation, median repair or 
construction, and sidewalk repair or construction. Projects within this category 
implement Community Design Element Goal CD-1 to strengthen the image of the 
City as experienced from sidewalks and roadways as well as Objective CD-1A to 
contribute to City beautification by improving and enhancing the visual 
environment of Costa Mesa’s vehicular and pedestrian corridors.

4. Streets: Projects in this category include alley and street maintenance or repairs 
(e.g. slurry seal, pavement rehabilitation, etc.) and storm drain or water quality 
related construction and improvements. The projects within this category 
implement Safety Element Goal S-1 and more specifically Policy S-1.11, which 

calls for the improvement and maintenance of local storm drain main lines and 
infrastructure to reduce flood hazards. Other projects within this category 
implement Circulation Element Goals C-2 and C-6 to effectively manage and 
improve the roadway and highway system that includes policies to construct 
street improvements.

5. Transportation: Projects in this category include any transportation-related 
improvements or maintenance including active transportation projects, traffic 
signal maintenance and improvements, bicycle facility and pedestrian 
improvements, intersection improvements, and general traffic related 
improvements. Projects within this category implement Circulation Element Goals 
and objectives such as Goals C-1, C-2, and C-6 which encourage a 
comprehensive transportation system that accommodates all users while 
maintaining the efficiency of the system, as well as ongoing funding and 
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evaluation of the City’s transportation network. These projects are also consistent 
with Growth Management Element Goals GM-1A and GM-2A, which encourage 
the City to provide and maintain a circulation system with acceptable levels of 
service and ensure coordination of land use and transportation planning policies. 
Goals C-7 through C-12 relate to enhancing and funding active transportation 
projects include policies related to improving and maintaining bicycle and 
pedestrian facilities consistent with the Active Transportation Plan (ATP). 

GENERAL PLAN CONFORMANCE: 

The Costa Mesa 2015-2035 General Plan establishes the long‐range planning and policy 
direction that guides change and preserves the qualities that define the community. This 
vision focuses on protecting and enhancing Costa Mesa’s diverse residential 
neighborhoods, accommodating an array of businesses that serve both 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 evaluation does not represent a comprehensive listing of each and every 
applicable goal and policy but rather references those that are most directly applicable.   

 The proposed improvements or reconstruction to buildings and facilities conform to 
Safety Element Policies S-2.10 and S-2.12 and Open Space, Recreation Element
Policy OSR-2.4 and General Plan Land Use Element Objective LU-5A. Proposed 
improvements to police and fire and other civic administration facilities are consistent 
with Safety Element Policies S-2.10 and S-2.12, Recreation Element Policy OSR-2.4 
and Land Use Element Objective LU-5A as the improvements would allow the City to 
continue to maintain adequate police, fire, recreation and community facilities to serve 
the residents, businesses and visitors of Costa Mesa. For example, the City’s 
combined one-year (FY 2024-25) and the five-year (FY 2024-25 to FY 2028-29) CIPs 
include fourteen (14) projects related to Fire and Police Department facility 
maintenance and upgrades.      

 The proposed improvements, maintenance and development of park facilities conform 
to Open Space and Recreation Element Policies OSR-1 and OSR-1.11 and 
Conservation Element Goal CON-1.  The proposed improvements to park facilities are 
consistent with Open Space and Recreation Element Policy OSR-1 because the 
projects would develop and provide the community with high-quality open spaces 
and recreational opportunities. The maintenance and improvements to park facilities 
would also ensure proper working order of all recreation facilities and equipment – 
consistent with Open Space and Recreation Element Policy OSR-1.11. 
Improvements proposed in Fairview Park Master Plan Implementation and Fairview 
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Park Mesa Restoration & Cultural Resource Preservation are specifically consistent 
with Conservation Element Goal CON-1 to “provide residents with a high-quality 
environment through the conservation of resources, including land, water, wildlife, and 
vegetation; and the protection of areas of unique natural beauty.” 

 The proposed maintenance and construction projects related to the parkways and 
medians conform to Community Design Element Policies CD-1 and CD-1A. The 
proposed parkway and median projects would enhance the image of the City as 
experienced from sidewalks and roadways, as well as contribute to City beautification 
by improving the visual environment of Costa Mesa’s vehicular and pedestrian 
corridors, both of which are consistent with General Plan Policies CD-1 and CD-1A 
from the Community Design Element. Examples of specific projects included in this 
category include, but are not limited to, streetscape and landscape improvements on 
various major corridors in the City such as the Parkways & Medians Improvement 
Program and the Citywide Street Improvements.  

 The proposed street and storm drain improvements, repair and maintenance conform 
to Safety Element Policy S-1 and S-1.11 and Circulation Element Goal C-2. The 
programs for street and storm drain projects would minimize injury risk, loss of life, 
property damage and environmental degradation consistent with Safety Element 
Policy S-1. The storm drain improvements would also strengthen and maintain the 
infrastructure in a manner that decreases flood hazards as stated in Safety Element 
Policy S-1.11. In addition, the street repair projects would allow the City to develop 
while maintaining an effective and efficient vehicular circulation network, as stated in 
Circulation Element Goal C-2. Examples of Storm drain projects in the City’s CIP 
includes, but are not limited to, projects for the Placentia Avenue Stormwater Quality 
Trash Full-Capture System (1-Year CIP) and the Westside Storm Drain 
Improvements (5-Year CIP).  Street improvement projects in the CIP include, but are 
not limited to: Harbor Boulevard, 17th Street, and Gisler Avenue Rehabilitation and 
the Citywide Alley Improvements. 

 The transportation-related projects conform to Circulation Element Goal C-1, C-2, C-6, 
and C-7 through C-12. The transportation-related projects would implement the 
“complete streets” policies on the City’s roadways including to plan, develop and 
implement a comprehensive transportation system that serves all users and modes of 
travel such as bicycling, walking and driving. As such the proposed transportation-
related projects would be consistent with Circulation Element Goals C-1, C-2, and C-7. 
In addition, pursuant to Circulation Element Goals C-6 and C-12, the City continues to 
monitor and evaluate opportunities to secure funding to enhance the circulation system 
and implement the Bicycle and Pedestrian Master Plan. Examples of transportation 
related projects included in the City’s CIP include, but are not limited to, Adams 
Avenue Bicycle Facility Project from Fairview Road to Harbor Boulevard (1-Year CIP) 
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and the Costa Mesa Intelligent Transportation Systems (ITS) Improvements (5-Year 
CIP). 

ENVIRONMENTAL DETERMINATION: 

The CIP is a fiscal planning and budgeting activity, which allows the City to plan for 
future specific capital improvement projects. It does not commit the City to implementing 
any specific project or project design. Therefore, the determination of General Plan 
conformity for the CIP is not a “project” and is not subject to the California 
Environmental Quality Act (CEQA) per CEQA Guidelines Section 15378. 
Notwithstanding, specific CIP projects are evaluated for CEQA compliance prior to 
project approval and implementation. Most are categorically exempt under CEQA 
Guidelines Sections 15304 (Minor Land Alterations) and 15301 (Existing Facilities) 
however, certain major projects may require preparation of a project-specific 
environmental analysis, which is undertaken at the project design phase. 

ALTERNATIVES:

The Planning Commission may comment on the projects identified in the one-year (FY 
2024-25) and the five-year (FY 2024-25 to FY 2028-29) CIPs as to their conformance with 
the General Plan.  

LEGAL REVIEW: 

The draft Resolution and this report have been approved as to form by the City Attorney’s 
Office. 

CONCLUSION: 

The proposed projects in the one-year (FY 2024-25) and the five-year (FY 2024-25 to FY 
2028-29) CIPs are compliant with the City of Costa Mesa’s 2015-2035 General Plan. As 
indicated above, each of these projects further the goals, objectives, and policies of the 
General Plan. As such, staff recommends that the Planning Commission find the proposed 
one-year (FY 2024-25) and the five-year (FY 2024-25 to FY 2028-29) CIPs summarized 
above and listed in detail in Attachments 2 and 3, are in conformance with the 2015-2035 
General Plan pursuant to Government Code Sections 65401 and 65402. 
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ATTACHMENT 1 

RESOLUTION NO. PC-2024- 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF COSTA MESA, CALIFORNIA FINDING THAT THE 
PROPOSED ONE-YEAR (FY 2024-25) AND FIVE-YEAR (FY 
2024-25 TO FY 2028-29) CAPITAL IMPROVEMENT 
PROGRAMS ARE IN CONFORMANCE WITH THE CITY OF 
COSTA MESA 2015-2035 GENERAL PLAN 

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

AND DECLARES AS FOLLOWS: 

WHEREAS, the City of Costa Mesa’s 2015-2035 General Plan was adopted on June 

21, 2016 and amended on June 5, 2018 and incorporates the City’s Active Transportation 

Plan;  

WHEREAS, Government Code Section 65401 requires analysis of major capital 

improvement (“public works”) projects recommended for planning, initiation, or construction 

during the ensuing fiscal year; 

WHEREAS, Government Code Section 65402 requires project specific consideration 

of general plan conformity of a proposed project's location, purpose and extent; 

WHEREAS, Government Code Section 65103(c) provides, in part, that the Planning 

Commission must review the proposed Capital Improvement Programs (CIPs) and report 

upon its conformance with the City’s General Plan;  

WHEREAS, the proposed one-year (FY 2024-25) and five-year (FY 2024-25 to FY 

2028-29) CIPs have been submitted to the Planning Commission for a finding of conformity 

with the City of Costa Mesa’s 2015-2035 General Plan; 

WHEREAS, making a General Plan conformance finding for adoption of a CIP is an 

activity related to fiscal planning and budgeting and is not a “project” per CEQA Guidelines 

Section 15378; 

WHEREAS, the specific projects listed in the CIPs are typically categorically exempt 

under CEQA Guidelines Sections 15304 (Minor Land Alterations) and 15301 (Existing 

Facilities). Major projects may require preparation of a project-specific environmental 

analysis that will be undertaken at the project design phase; and 
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WHEREAS, the proposed one-year (FY 2024-25) and the five-year (FY 2024-25 to 

FY 2028-29) CIPs are consistent with the relevant goals, policies, and objectives of the 

General Plan, especially as they relate to the Elements of the General Plan, including but not 

limited to the: Circulation Element, Growth Management Element, Safety Element, and Open 

Space Element, Land Use Element and Recreation Element.

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF COSTA 

MESA HEREBY RESOLVES that making a General Plan conformance finding for 

adoption of a CIP is an activity related to fiscal planning and budgeting and is not a 

“project” per the California Environmental Quality Act (CEQA) Guidelines Section 15378. 

BE IT FURTHER RESOLVED that the proposed one-year (FY 2024-25) and the 

five-year (FY 2024-25 to FY 2028-29) Capital Improvement Programs are in 

conformance with the City of Costa Mesa’s 2015-2035 General Plan. 

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 13th day of May, 2024.

Adam Ereth, 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-2024- __ was passed and adopted 
at a regular meeting of the City of Costa Mesa Planning Commission held on May 13, 2024 
by the following votes: 

AYES:  COMMISSIONERS 

NOES: COMMISSIONERS 

ABSENT: COMMISSIONERS 

ABSTAIN: COMMISSIONERS 

Scott Drapkin, Secretary 
Costa Mesa Planning Commission 

Resolution No. PC-2024-__
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 Gas Tax 

(HUTA) 

Fund 

 CDBG 

Fund 

 Park Dev. 

Fees Fund 

 Drainage 

Fund 

 Traffic 

Impact Fee 

Fund 

 Cannabis 

Traffic 

Impact Fees 

Fund 

 Gas Tax 

(RMRA) 

Fund 

 Capital 

Improve. 

Fund 

 Measure M2 

Regional 

Fund 

 Measure M2 

Fairshare 

Fund 

 Jack 

Hammett 

Fund 

 Lions Park 

CIP Bond 

Fund 

 Grant Fund 
 Future Bond/ 

Financing 

 CMHA 

James/ 18th 

St. Property  

No. 201 207 208 209 214 240 251 401 415 416 417 418 230/231/232 223 Total

1 Building Modification Projects 302,000$   302,000$   

2 City Hall - 5th Floor Air Handler Replacement 140,000$   140,000$   

3 City Hall - Breezeway Roof 245,000$   245,000$   

4 City Hall - Heater(s) Replacement 350,000$   350,000$   

5 City Hall, Communication and Senior Center Generators Replacement 2,000,000$   2,000,000$   

6 Civic Center - Painting, Carpet Replacement & Misc. Improvements 150,000$   150,000$   

7 Costa Mesa Housing James /18th Street Property Improvements 140,000$   140,000$   

8 Facilities Needs and Assessment Study 300,000$   300,000$   

9 Fire Station 2 Reconstruction 10,000,000$     10,000,000$   

10 Fire Station 4 Living Quarters Reconstruction 8,000,000$   8,000,000$   

11 Fire Stations - Minor Projects at Various Fire Stations 150,000$   150,000$   

12 Norma Hertzog Community Center - AV System Repair & Upgrades 55,000$   55,000$   

13 Norma Hertzog Community Center - Roof Replacement 334,136$   334,136$   

14 Police Department - Emergency Communications Facility Improvements 900,000$   900,000$   

15 Police Department - Locker Rooms Remodel 400,000$   400,000$   

16 Police Department - Sewage Liner Replace. for Comm. & West. Sub Stn. 260,000$   260,000$   

17 Police Department - Weather Proofing 350,000$   350,000$   

18 Police Department - Westside Sub Station Renovation 300,000$   300,000$   

19 Senior Center - Facility Improvements 250,000$   250,000$   

20 Senior Center - HVAC Replacement 725,000$   725,000$   

21 Senior Center - Roof and Roof Cap Replacement 350,000$    350,000$   

TOTAL FACILITIES -$  350,000$    -$  -$  -$  -$  -$  4,877,000$   -$  -$  -$  334,136$   -$  20,000,000$     140,000$   25,701,136$   

Next Category

22 Fairview Park - Master Plan Implementation 75,000$    75,000$   

23 Jack Hammett Sport Complex - Relevel and Restore Fields 1 and 2 400,000$    400,000$   

24 Luke Davis Field Improvements 45,000$   45,000$   

25 Park Sidewalk / Accessibility Program 50,000$   50,000$   

26 TeWinkle Athletic Fields - Batting Cage Structure & Other Improvements 325,000$   325,000$   

27 Various Parks - Playground Repairs and Replacement 50,000$   50,000$   

28 Wimbledon Park - Exercise Equipment Replacement 110,000$   110,000$   

TOTAL PARKS -$  -$  75,000$    -$  -$  -$  -$  580,000$   -$  -$  400,000$    -$  -$  -$  -$  1,055,000$   

Next Category

29 Parkway & Medians Improvement Program 75,000$   50,000$   50,000$   175,000$   

30 South Coast Drive Wall Repairs 300,000$   300,000$   

31 Tree Planting and Small Tree Care Program 150,000$   150,000$   

32 Westside Restoration Project 290,000$   290,000$   

TOTAL PARKWAY & MEDIANS 75,000$   -$  -$  -$  -$  -$  -$  790,000$   -$  50,000$   -$  -$  -$  -$  -$  915,000$   

Next Category

33 Citywide Alley Improvements 200,000$   500,000$   700,000$   

34 Citywide Street Improvements 1,000,000$    800,000$   3,000,000$   4,800,000$   

35 Harbor Blvd., 17th St., and Gisler Ave. Rehabilitation Project (RMRA) 3,500,000$    3,500,000$   

36 Placentia Ave. Stormwater Quality Trash Full-Capture System 125,000$     115,000$   240,000$   

TOTAL STREETS 1,200,000$    -$  -$  125,000$     -$  -$  3,500,000$    800,000$   115,000$   3,500,000$    -$  -$  -$  -$  -$  9,240,000$   

Next Category

37 Adams Avenue Bicycle Facility Project from Fairview to Harbor 240,000$     1,760,000$     2,000,000$   

38 Adams Avenue Undergrounding Project 1,250,000$   1,250,000$   

CAPITAL IMPROVEMENT PROGRAM

Capital Improvement Projects by Funding Source
Proposed Fiscal Year 2024-25

Category/Project Title

FACILITIES

PARKS

PARKWAY & MEDIANS

STREETS

TRANSPORTATION

ATTACHMENT 2
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 Gas Tax 

(HUTA) 

Fund 

 CDBG 

Fund 

 Park Dev. 

Fees Fund 

 Drainage 

Fund 

 Traffic 

Impact Fee 

Fund 

 Cannabis 

Traffic 

Impact Fees 

Fund 

 Gas Tax 

(RMRA) 

Fund 

 Capital 

Improve. 

Fund 

 Measure M2 

Regional 

Fund 

 Measure M2 

Fairshare 

Fund 

 Jack 

Hammett 

Fund 

 Lions Park 

CIP Bond 

Fund 

 Grant Fund 
 Future Bond/ 

Financing 

 CMHA 

James/ 18th 

St. Property  

No. 201 207 208 209 214 240 251 401 415 416 417 418 230/231/232 223 Total

CAPITAL IMPROVEMENT PROGRAM

Capital Improvement Projects by Funding Source
Proposed Fiscal Year 2024-25

Category/Project Title

39 Bicycle and Pedestrian Infrastructure Projects 100,000$     150,000$   250,000$   

40 Citywide Neighborhood Traffic Improvements 100,000$   100,000$   

41 Citywide Traffic Signal Improvements 100,000$   100,000$   

42 Clean Mobility Options Program - On-Demand Transit Services 500,000$   500,000$   

43 Fairview Road Improvement Project from Fair to Adams 24,000$   100,000$   176,000$   300,000$   

44 Fairview Road Improvement Project from Fair to Newport 430,000$   625,000$     930,000$   1,985,000$   

45 New Sidewalk / Missing Link Program 100,000$   100,000$   

46 Priority Sidewalk Project 65,000$   65,000$   

47 Signal Modernization for Systemic Multi-Modal Safety Improvements 434,010$   3,906,090$     4,340,100$   

TOTAL TRANSPORTATION 595,000$   -$  -$  -$  965,000$     150,000$   -$  1,908,010$   -$  1,030,000$   -$  -$  6,342,090$     -$  -$  10,990,100$    

Next Category

1,870,000$   350,000$   75,000$   125,000$   965,000$   150,000$   3,500,000$   8,955,010$    115,000$   4,580,000$   400,000$   334,136$   6,342,090$   20,000,000$   140,000$   47,901,236$   

TRANSPORTATION (continued)
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 FY 2024-25 FY 2025-26 FY 2026-27 FY 2027-28 FY 2028-29 Future Total

1 City Hall - HVAC Retrofit Project -$    600,000$    600,000$    600,000$    -$   -$  1,800,000$   

2 City Hall - Solar Rooftop / Canopy Project -$    200,000$    200,000$    -$   -$  -$  400,000$   

3 Citywide - Costa Mesa Green Business Program -$    50,000$    50,000$    50,000$    50,000$    200,000$    400,000$    

4 Citywide - Drought Resistant Landscape and Vegetation Replacement -$    200,000$    200,000$    200,000$    200,000$    600,000$    1,400,000$    

5 Citywide - Energy  Efficiency Projects -$    100,000$    100,000$    100,000$    100,000$    300,000$    700,000$    

6 Fire Stations - Electric Vehicle Solar Charging Stations -$    150,000$    235,000$    -$   -$  -$  385,000$   

7 Various Facilities - Electric Vehicle Charging Stations -$    150,000$    150,000$    150,000$    150,000$    150,000$    750,000$    

TOTAL ENERGY & SUSTAINABILITY -$    1,450,000$    1,535,000$    1,100,000$    500,000$    1,250,000$    5,835,000$    

Next Category

8 Balearic Center - ADA Upgrades (Exterior Restrooms) -$    -$   -$  -$  -$  150,000$   150,000$    

9 Balearic Center - Fire Protection Sprinklers -$    -$   -$  -$  -$  160,000$   160,000$    

10 Balearic Center - Install New HVAC Unit -$    -$   -$  -$  -$  350,000$   350,000$    

11 Bridge Shelter - HVAC Automation -$    165,000$    -$   -$  -$  -$  165,000$   

12 Building Modification Projects 302,000$    200,000$    200,000$    200,000$    200,000$    200,000$    1,302,000$    

13 City Hall - 1st Floor Restroom and ADA Improvements -$    -$   -$  -$  -$  750,000$   750,000$    

14 City Hall - 5th Floor Air Handler Replacement 140,000$    -$   -$  -$  -$  -$  140,000$   

15 City Hall - 5th Floor Office Remodel -$    400,000$    -$   -$  -$  -$  400,000$   

16 City Hall - All Doors Lock Replacement and Re-Key -$    -$   -$  -$  100,000$   -$   100,000$   

17 City Hall - Breezeway Roof 245,000$    -$   -$  -$  -$  -$  245,000$   

18 City Hall - Curtain and Window Improvements (1 floor per year) -$    -$   -$  -$  -$  550,000$   550,000$    

19 City Hall - Heater(s) Replacement 350,000$    -$   -$  -$  -$  -$  350,000$   

20 City Hall - Remodel Outdoor Patio Landing -$    -$   -$  -$  -$  225,000$   225,000$    

21 City Hall - Training Room -$    150,000$    -$   -$  -$  -$  150,000$   

22 City Hall, Communication and Senior Center Generators Replacement 2,000,000$    -$   -$  -$  -$  -$  2,000,000$   

23 Civic Center - Painting, Carpet Replacement & Misc. Improvements 150,000$    150,000$    150,000$    150,000$    150,000$    150,000$    900,000$    

24 Corp Yard - Construction of Breakroom and Additional Office Spaces -$    250,000$    -$   -$  -$  -$  250,000$   

25 Corp Yard - Fleet Extend Bay #2 on North Side of Building for Fire Apparatus -$    -$   -$  50,000$   -$   400,000$   450,000$    

26 Corp Yard - Fleet Shop Doors -$    -$   300,000$   -$   -$  -$  300,000$   

27 Corp Yard - Fleet Shop Hoists -$    -$   375,000$   -$   -$  -$  375,000$   

28 Corp Yard - Fleet Shop Work Station -$    -$   40,000$   -$   -$  -$  40,000$   

29 Corp Yard - Old Facility Perimeter Concrete Improvements -$    -$   -$  -$  -$  150,000$   150,000$    

30 Costa Mesa Country Club Grounds Improvements -$    300,000$    300,000$    -$   -$  -$  600,000$   

31 Costa Mesa Country Club Modernization -$    300,000$    -$   -$  -$  -$  300,000$   

32 Costa Mesa Housing James /18th Street Property Improvements 140,000$    -$   -$  -$  -$  -$  140,000$   

33 Downtown Aquatic Center Pool Gutter Grates -$    100,000$    -$   -$  -$  -$  100,000$   

34 Downtown Recreation Center Lighting Upgrade -$    180,000$    -$   -$  -$  -$  180,000$   

35 Facilities Needs and Assessment Study 300,000$    -$   -$  -$  -$  -$  300,000$   

36 Fire Station 2 Reconstruction 10,000,000$   -$   -$  -$  -$  -$  10,000,000$   

37 Fire Station 3 Apparatus Door Replacement -$    75,000$    -$   -$  -$  -$  75,000$   

38 Fire Station 4 Living Quarters Reconstruction 8,000,000$    -$   -$  -$  -$  -$  8,000,000$   

39 Fire Station 6 Repair Perimeter Walls -$    100,000$    -$   -$  -$  -$  100,000$   

40 Fire Stations - Minor Projects at Various Fire Stations 150,000$    100,000$    100,000$    100,000$    100,000$    -$   550,000$   

CAPITAL IMPROVEMENT PROGRAM

Five-Year Capital Improvement Program
From Proposed Fiscal Year 2024-25 Through Fiscal Year 2028-2029

Category/Project Title

ENERGY & SUSTAINABILITY

FACILITIES

Cost estimates are presented at current value / current dollars and are not escalated for inflation. Although the schedule spans five years and future, funds for only the first year are appropriated within the FY 2024-25 Budget.
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CAPITAL IMPROVEMENT PROGRAM

Five-Year Capital Improvement Program
From Proposed Fiscal Year 2024-25 Through Fiscal Year 2028-2029

Category/Project Title

41 Mesa Verde Library - ADA Compliance Improvements -$                   -$                    -$                    -$                    -$                    550,000$           550,000$           

42 Mesa Verde Library - Roof Replacement -$                   250,000$         -$                    -$                    -$                    -$                       250,000$           

43 Norma Hertzog Community Center - AV System Repair & Upgrades 55,000$          -$                    -$                    -$                    -$                    -$                       55,000$             

44 Norma Hertzog Community Center - Roof Replacement 334,136$        -$                    -$                    -$                    -$                    -$                       334,136$           

45 Police Department - Emergency Communications Facility Improvements 900,000$        -$                    -$                    -$                    -$                    -$                       900,000$           

46 Police Department - Emergency Operations Center Equipment Update  -$                   300,000$         -$                    -$                    -$                    -$                       300,000$           

47 Police Department - Locker Rooms Remodel 400,000$        -$                    -$                    -$                    -$                    -$                       400,000$           

48 Police Department - Main Floor Breakroom Remodel -$                   100,000$         -$                    -$                    -$                    -$                       100,000$           

49 Police Department - Property & Evidence Warehouse Remodel -$                   150,000$         600,000$         -$                    -$                    -$                       750,000$           

50 Police Department - Sewage Liner Replace. for Comm. & West. Sub Stn. 260,000$        -$                    -$                    -$                    -$                    -$                       260,000$           

51 Police Department - Weather Proofing 350,000$        -$                    -$                    -$                    -$                    -$                       350,000$           

52 Police Department - Westside Sub Station Renovation 300,000$        4,000,000$      -$                    -$                    -$                    -$                       4,300,000$        

53 Senior Center - Facility Improvements 250,000$        250,000$         250,000$         250,000$         -$                    -$                       1,000,000$        

54 Senior Center - HVAC Replacement 725,000$        -$                    -$                    -$                    -$                    -$                       725,000$           

55 Senior Center - Painting and Power Wash -$                   -$                    -$                    -$                    -$                    100,000$           100,000$           

56 Senior Center - Roof and Roof Cap Replacement 350,000$        -$                    -$                    -$                    -$                    -$                       350,000$           

57 Various Facilities - HVAC Replacement Program -$                   150,000$         150,000$         150,000$         150,000$         1,000,000$        1,600,000$        

TOTAL FACILITIES 25,701,136$   7,670,000$      2,465,000$      900,000$         700,000$         4,735,000$        42,171,136$      

Next Category

58 Balearic Community Center - Tot Lot Playground Improvements -$               200,000$         -$                -$                -$                -$                   200,000$           

59 Balearic Community Center - Asphalt Surfacing  -$               250,000$         -$                -$                -$                -$                   250,000$           

60 Bark Park Renovation -$               -$                -$                470,000$         -$                -$                   470,000$           

61 Butterfly Gardens -$               50,000$           50,000$           50,000$           50,000$           -$                   200,000$           

62 Davis School Field & Lighting - Design & Construction -$               -$                -$                -$                -$                4,500,000$        4,500,000$        

63 Del Mesa Park - Replace Existing Playground Equipment -$               -$                -$                -$                -$                150,000$           150,000$           

64 Del Mesa Park - Replace Walkway Lights -$               -$                -$                -$                -$                45,000$             45,000$             

65 Fairview Park - Asphalt Trail Rehabilitation -$               200,000$         -$                -$                -$                -$                   200,000$           

66 Fairview Park - Educational Hubs and Signage -$               88,000$           -$                -$                -$                -$                   88,000$             

67 Fairview Park - Fencing, Signage, and Trail Restoration -$               75,000$           75,000$           75,000$           75,000$           75,000$             375,000$           

68 Fairview Park - Master Plan Implementation 75,000$          75,000$           75,000$           75,000$           75,000$           -$                   375,000$           

69 Fairview Park - Mesa Restoration & Cultural Resource Preservation CA-ORA-58 -$               -$                3,000,000$      -$                -$                5,000,000$        8,000,000$        

70 Gisler Park - Light Poles Replacement -$               95,000$           -$                -$                -$                -$                   95,000$             

71 Harper Park - Playground Replacement -$               200,000$         -$                -$                -$                -$                   200,000$           

72 Heller Park - Replace Existing Restroom  -$               -$                -$                -$                -$                600,000$           600,000$           

73 Jack Hammett Sport Complex - Relevel and Restore Fields 1 and 2 400,000$        400,000$         -$                -$                -$                -$                   800,000$           

74 Kaiser Lighting and Turf -$               -$                -$                -$                -$                8,600,000$        8,600,000$        

75 Lions Park - Open Space Improvements -$               50,000$           300,000$         300,000$         -$                -$                   650,000$           

76 Luke Davis Field Improvements 45,000$          -$                -$                -$                -$                -$                   45,000$             

77 Marina View Park - Playground Replacement -$               200,000$         -$                -$                -$                -$                   200,000$           

78 Moon Park - Replace Existing Playground Equipment (2 areas) -$               -$                -$                -$                -$                175,000$           175,000$           

79 Park Security Lighting Replacement Program -$               100,000$         100,000$         100,000$         100,000$         500,000$           900,000$           

80 Park Sidewalk / Accessibility Program 50,000$          -$                -$                -$                -$                -$                   50,000$             

FACILITIES (continued)

PARKS
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CAPITAL IMPROVEMENT PROGRAM

Five-Year Capital Improvement Program
From Proposed Fiscal Year 2024-25 Through Fiscal Year 2028-2029

Category/Project Title

81 Parsons - Lighting and Turf -$               -$                -$                -$                -$                5,500,000$        5,500,000$        

82 Shalimar Park Improvements -$               -$                350,000$         3,500,000$      -$                -$                   3,850,000$        

83 Shiffer Park - Replace Existing Playground Equipment (2 Areas) -$               -$                175,000$         -$                -$                -$                   175,000$           

84 Shiffer Park - Restroom Improvements -$               -$                75,000$           -$                -$                -$                   75,000$             

85 Smallwood Park - Improvements -$               -$                -$                -$                -$                1,500,000$        1,500,000$        

86 TeWinkle Athletic Fields - Batting Cage Structure & Other Improvements 325,000$        -$                -$                -$                -$                -$                   325,000$           

87 TeWinkle Park - Amphitheater -$               -$                200,000$         -$                -$                -$                   200,000$           

88 TeWinkle Park - Drainage Swale - North Boundary -$               -$                -$                -$                -$                400,000$           400,000$           

89 TeWinkle Park - Landscape Buffer North Boundary -$               -$                -$                -$                -$                300,000$           300,000$           

90 TeWinkle Park - Landscape Median Improvements -$               -$                -$                -$                -$                275,000$           275,000$           

91 TeWinkle Park - Security Lighting Project -$               -$                -$                -$                -$                275,000$           275,000$           

92 Various Parks - Parking Lot Rehabilitation -$               50,000$           100,000$         100,000$         100,000$         100,000$           450,000$           

93 Various Parks - Playground Repairs and Replacement 50,000$          50,000$           50,000$           50,000$           50,000$           50,000$             300,000$           

94 Various Parks - Rainbird Irrigation Controller Replacement -$               100,000$         -$                -$                -$                -$                   100,000$           

95 Victoria Corridor Park Development -$               300,000$         300,000$         300,000$         300,000$         300,000$           1,500,000$        

96 Vista Park - Picnic Shelter -$               -$                -$                -$                -$                165,000$           165,000$           

97 Wakeham Park - Playground and Planter Improvements -$               -$                -$                -$                -$                190,000$           190,000$           

98 Westside Park Development -$               3,000,000$      3,350,000$      2,350,000$      2,000,000$      2,000,000$        12,700,000$      

99 Westside Skate Park -$               -$                -$                100,000$         500,000$         -$                   600,000$           

100 Wilson Park - Replace Existing Restroom w/Pre-Fabricated -$               -$                -$                -$                -$                200,000$           200,000$           

101 Wimbledon Park - Exercise Equipment Replacement 110,000$        -$                -$                -$                -$                -$                   110,000$           

TOTAL PARKS 1,055,000$     5,483,000$      8,200,000$      7,470,000$      3,250,000$      30,900,000$      56,358,000$      

Next Category

102 Arlington Dr. at Newport Blvd. - Streetscape Improvements -$               -$                -$                -$                -$                180,000$           180,000$           

103 Arlington Drive - Bark Park Parking Lot Landscape Improvements -$               -$                -$                -$                -$                150,000$           150,000$           

104 Citywide Neighborhood Entry Improvements -$               300,000$         200,000$         200,000$         200,000$         200,000$           1,100,000$        

105 Fairview Road - Median Landscape Rehabilitation -$               10,000$           100,000$         -$                -$                -$                   110,000$           

106 Gisler Avenue - Bike Trail Landscape -$               -$                -$                -$                -$                165,000$           165,000$           

107 Gisler Avenue - Landscape Improvements -$               -$                350,000$         -$                -$                -$                   350,000$           

108 Newport Boulevard Landscape Improvements - 19th St. to Bristol St. -$               -$                -$                -$                -$                1,100,000$        1,100,000$        

109 Newport Boulevard Landscape Improvements - S/O 17th Street -$               25,000$           250,000$         -$                -$                -$                   275,000$           

110 Parkway & Medians Improvement Program 175,000$        175,000$         175,000$         175,000$         175,000$         175,000$           1,050,000$        

111 South Coast Drive Wall Repairs 300,000$        -$                -$                -$                -$                -$                   300,000$           

112 Tree Planting and Small Tree Care Program 150,000$        150,000$         150,000$         150,000$         150,000$         150,000$           900,000$           

113 Westside Restoration Project 290,000$        250,000$         250,000$         250,000$         250,000$         250,000$           1,540,000$        

TOTAL PARKWAY & MEDIANS 915,000$        910,000$         1,475,000$      775,000$         775,000$         2,370,000$        7,220,000$        

Next Category

114 Brentwood Avenue - Storm Drain System -$                   -$                    -$                    -$                    -$                    793,040$           793,040$           

115 Cherry Lake Storm Drain System - Phase I, II & III -$                   -$                    -$                    -$                    -$                    2,721,600$        2,721,600$        

116 Cherry Lake Storm Drain System - Phase IV & V -$                   -$                    -$                    -$                    -$                    2,009,360$        2,009,360$        

PARKS (continued)
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STREETS
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CAPITAL IMPROVEMENT PROGRAM

Five-Year Capital Improvement Program
From Proposed Fiscal Year 2024-25 Through Fiscal Year 2028-2029

Category/Project Title

117 Citywide Alley Improvements 700,000$        500,000$         -$                    -$                    -$                    -$                       1,200,000$        

118 Citywide Storm Drain Improvements -$                   -$                    -$                    -$                    -$                    15,000,000$      15,000,000$      

119 Citywide Street Improvements 4,800,000$     6,500,000$      7,000,000$      7,000,000$      7,500,000$      8,000,000$        40,800,000$      

120 Harbor Blvd., 17th St., and Gisler Ave. Rehabilitation Project (RMRA) 3,500,000$     -$                    -$                    -$                    -$                    -$                       3,500,000$        

121 Placentia Ave. Stormwater Quality Trash Full-Capture System 240,000$        -$                    -$                    -$                    -$                    -$                       240,000$           

122 Water Quality Improvement Project -$                   100,000$         100,000$         100,000$         100,000$         100,000$           500,000$           

123 Westside Storm Drain Improvements -$                   1,500,000$      1,600,000$      1,600,000$      1,700,000$      1,700,000$        8,100,000$        

TOTAL STREETS 9,240,000$     8,600,000$      8,700,000$      8,700,000$      9,300,000$      30,324,000$      74,864,000$      

Next Category

124 Adams Avenue Active Transportation (ATP) Improvements (Royal Palm to Santa Ana River -$                   -$                    5,900,000$      -$                    -$                    -$                       5,900,000$        

125 Adams Avenue Bicycle Facility Project from Fairview to Harbor 2,000,000$     -$                    -$                    -$                    -$                    -$                       2,000,000$        

126 Adams Avenue Undergrounding Project 1,250,000$     -$                    -$                    -$                    -$                    -$                       1,250,000$        

127 Airport Channel / Delhi Channel Multi-Use Trail -$                   -$                    -$                    -$                    -$                    2,540,000$        2,540,000$        

128 Baker - Coolidge Ave Traffic Signal Modifications -$                   90,000$           -$                    -$                    -$                    -$                       90,000$             

129 Bicycle and Pedestrian Infrastructure Projects 250,000$        250,000$         250,000$         250,000$         250,000$         250,000$           1,500,000$        

130 Bristol St. / Baker St. - Intersection Improvement (Add EBT, WBT) -$                   -$                    -$                    -$                    -$                    962,500$           962,500$           

131 Bristol St. / I-405 NB - Ramps (Add WBR) -$                   -$                    -$                    -$                    -$                    90,000$             90,000$             

132 Bristol St. / Paularino Ave. (Add 2nd WBL) -$                   -$                    -$                    -$                    -$                    300,210$           300,210$           

133 Bristol St. / Sunflower Ave. - Intersection Improvement (Add 3rd NBL) -$                   -$                    -$                    -$                    -$                    1,130,000$        1,130,000$        

134 Bristol Street (Bear St. to Santa Ana Av.) - Bicycle Facility -$                   -$                    75,000$           450,000$         -$                    -$                       525,000$           

135 Citywide Bicycle Rack Improvements -$                   50,000$           50,000$           25,000$           25,000$           25,000$             175,000$           

136 Citywide Class II, III and IV Bicycle Projects -$                   100,000$         200,000$         200,000$         200,000$         100,000$           800,000$           

137 Citywide Neighborhood Traffic Improvements 100,000$        100,000$         100,000$         100,000$         100,000$         100,000$           600,000$           

138 Citywide Traffic Signal Improvements 100,000$        -$                    -$                    -$                    -$                    -$                       100,000$           

139 Clean Mobility Options Program - On-Demand Transit Services 500,000$        500,000$         500,000$         -$                    -$                    -$                       1,500,000$        

140 Costa Mesa ITS Improvements (Communications, Central Sys. CCTV) -$                   -$                    250,000$         250,000$         250,000$         250,000$           1,000,000$        

141 E. 17th St. / Irvine Ave. - Intersection Improvement (Add SBR, EBR) -$                   -$                    -$                    -$                    -$                    800,000$           800,000$           

142 Eastside Traffic Calming (Cabrillo St., 18th St., 22nd St.) -$                   -$                    -$                    -$                    -$                    2,200,000$        2,200,000$        

143 Fairview Channel Trail - Placentia Ave (n/o park) to Placentia Ave (s/o park) -$                   -$                    -$                    -$                    -$                    1,080,000$        1,080,000$        

144 Fairview Road Improvement Project from Fair to Adams 300,000$        1,999,000$      -$                    -$                    -$                    -$                       2,299,000$        

145 Fairview Road Improvement Project from Fair to Newport 1,985,000$     -$                    -$                    -$                    -$                    -$                       1,985,000$        

146 Fairview Road. / Wilson St. - Improvements (Add EBT, WBT) -$                   -$                    -$                    -$                    -$                    1,525,000$        1,525,000$        

147 Gisler Ave Class IV Cycle Tracks from Gibraltar Ave to Harbor Blvd -$                   -$                    200,000$         -$                    -$                    -$                       200,000$           

148 Gisler Ave Multi-use Trail from Gisler Ave Class II facility to Fairview Rd -$                   -$                    -$                    -$                    -$                    400,000$           400,000$           

149 Greenville-Banning Channel Phase 1 (Sunflower Ave to South Coast Drive) -$                   -$                    -$                    -$                    -$                    870,000$           870,000$           

150 Greenville-Banning Channel Phase 2 (Santa Ana River Trail to South Coast Dr.) -$                   -$                    -$                    -$                    -$                    3,280,000$        3,280,000$        

151 Harbor Blvd. / Adams Ave. - Intersection Improvements (Add NBL, NBR) -$                   -$                    -$                    -$                    -$                    6,000,000$        6,000,000$        

152 Harbor Blvd. / Gisler Ave. - Intersection Improvements (Add SBR) -$                   -$                    -$                    -$                    -$                    4,895,000$        4,895,000$        

153 Harbor Blvd. / MacArthur - Bus Turnout -$                   -$                    -$                    -$                    -$                    396,000$           396,000$           

STREETS (continued)
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Category/Project Title

154 Harbor Blvd. / South Coast Dr. - Intersection Improvement (Add EBR) -$                   -$                    -$                    -$                    -$                    2,167,200$        2,167,200$        

155 Harbor Blvd. / Sunflower Ave. - Intersection Improvement (Add EBR, WBR) -$                   -$                    -$                    -$                    -$                    920,000$           920,000$           

156 Hyland Ave. / I-405 NB Ramp & South Coast Drive (Add 2nd WBT) -$                   -$                    -$                    -$                    -$                    863,000$           863,000$           

157 Mesa Del Mar Multi-Modal Access and Circulation Improvements -$                   500,000$         250,000$         -$                    -$                    -$                       750,000$           

158 Mesa Drive and Santa Ana Ave Bicycle Facility Improvement -$                   -$                    1,200,000$      -$                    -$                    -$                       1,200,000$        

159 Mesa Verde Drive East/ Peterson Place Class II Bicycle Facility -$                   225,000$         -$                    -$                    -$                    -$                       225,000$           

160 New Sidewalk / Missing Link Program 100,000$        100,000$         100,000$         100,000$         100,000$         100,000$           600,000$           

161 Newport Blvd. / 17th St. (Add NBR) -$                   -$                    -$                    -$                    -$                    500,000$           500,000$           

162 Newport Blvd. Northbound at Del Mar (Add WBTR) -$                   -$                    -$                    -$                    -$                    132,000$           132,000$           

163 Newport Blvd. Northbound/22nd St. (Add WBTR, convert NBT to NBTR) -$                   -$                    -$                    -$                    -$                    15,000$             15,000$             

164 Newport Blvd. Southbound at Fair Dr. (Add 2nd SBR) -$                   -$                    -$                    -$                    -$                    800,000$           800,000$           

165 Orange Coast College West Bicycle Trail -$                   -$                    -$                    -$                    -$                    760,000$           760,000$           

166 Paularino Channel - Multipurpose Trail -$                   -$                    -$                    -$                    -$                    4,500,000$        4,500,000$        

167 Placentia Av. / 19th St. (Add SBR) -$                   -$                    -$                    -$                    -$                    386,000$           386,000$           

168 Placentia Av. / 20th  St. HAWK Signal -$                   -$                    175,000$         -$                    -$                    -$                       175,000$           

169 Placentia Ave Multi-Use Path from Joann Trail to Estancia High School -$                   -$                    200,000$         -$                    -$                    -$                       200,000$           

170 Priority Sidewalk Project 65,000$          100,000$         100,000$         100,000$         100,000$         100,000$           565,000$           

171 Santa Ana / Delhi Channel Multi-Use Trail from Santa Ana Ave to east City boundary -$                   -$                    -$                    -$                    -$                    540,000$           540,000$           

172 Signal Modernization for Systemic Multi-Modal Safety Improvements 4,340,100$     -$                    -$                    -$                    -$                    -$                       4,340,100$        

173 Signal System Upgrade - Paularino, Fair, Wilson, Anton -$                   -$                    300,000$         300,000$         300,000$         -$                       900,000$           

174 SR-55 Frwy. N/B / Baker St. - Intersection Improvement (Add NBL, EBL) -$                   -$                    -$                    -$                    -$                    1,370,000$        1,370,000$        

175 SR-55 Frwy. N/B / Paularino Ave. - Intersection Improvement (Add WBR) -$                   -$                    -$                    -$                    -$                    642,750$           642,750$           

176 SR-55 Frwy. S/B / Baker St. - Intersection Improvement (Add SBR) -$                   -$                    -$                    -$                    -$                    625,350$           625,350$           

177 SR-55 Frwy. S/B / Paularino Ave. - Intersection Improvement (Add SBR) -$                   -$                    -$                    -$                    -$                    413,730$           413,730$           

178 Superior Av. / 17th St. (Convert WBT to WBTL, NBR) -$                   -$                    -$                    -$                    -$                    700,000$           700,000$           

179 Susan Street Multi-Use Path from I-405 to South Coast Drive -$                   -$                    -$                    -$                    -$                    420,000$           420,000$           

180 Vanguard Way / Santa Isabel Ave. (Fair Dr. to Irvine Av.) - Bicycle Facility -$                   -$                    60,000$           -$                    -$                    -$                       60,000$             

181 West 17th St. Widening - (Newport Boulevard to Placentia Avenue) -$                   -$                    -$                    -$                    -$                    1,200,000$        1,200,000$        

182 Wilson Street (Fairview Rd. to Santa Ana Av.) - Bicycle Facility -$                   -$                    -$                    -$                    -$                    200,000$           200,000$           

183 Wilson Street Widening - from College Ave. to Fairview Rd. -$                   -$                    -$                    -$                    -$                    20,000,000$      20,000,000$      

TOTAL TRANSPORTATION 10,990,100$   4,014,000$      9,910,000$      1,775,000$      1,325,000$      64,548,740$      92,562,840$      

Next Category

47,901,236$   28,127,000$    32,285,000$    20,720,000$    15,850,000$    134,127,740$    279,010,976$    

TRANSPORTATION (continued)

Total Five-Year Capital Improvement Projects

Cost estimates are presented at current value / current dollars and are not escalated for inflation. Although the schedule spans five years and future, funds for only the first year are appropriated within the FY 2024-25 Budget.-5- 308
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