
December 26,  2024 

Planning Department  
City  of  Costa 
Mesa 77 Fai r  
Dr ive 
Costa Mesa,  CA 92626 

Subject:  Request  for  Approval  and Justi f icat ion of  Deviat ion for  Master -Planned 
Resident ial  Community on Victor ia Place 

To Whom I t  May Concern:  

On behal f  o f  WMC, LLC Par tners ,  we respect fu l ly  submi t  th is  deta i led appl icat ion for  the 
approval  o f  a  t ransformat ive development  pro jec t  located on approx imate ly  1.78 acres of  
land a long Vic tor ia  P lace,  wi th in  the Ci ty  of  Costa Mesa.  The purpose of  th is  appl icat ion is  
to  seek approval  not  on ly  for  the proposed Master -P lanned Res ident ia l  Communi ty  but  a lso 
for  spec i f ic  dev iat ions f rom the Resident ia l  Incent ive Over lay  Dis t r ic t  (RIOD) s tandards,  
which,  i f  granted,  wi l l  fac i l i ta te  a pro jec t  that  more fu l ly  real izes the Ci ty ’s  goals  as out l ined 
in  the Genera l  P lan.  

This  new Resident ia l  Common Interest  Development  pro ject  represents a h igh-ca l iber  
res ident ia l  communi ty ,  des igned to  rep lace a b l ighted and underut i l ized commerc ia l  s i te  wi th  
a susta inable,  upscale,  and cohes ive neighborhood that  in tegrates seamless ly  wi th Costa 
Mesa’s  forward- th ink ing hous ing pol ic ies .  Our proposed development  a l igns wi th  the Ci ty 's  
broader  hous ing object ives by cont r ibut ing much-needed res ident ia l  un i ts ,  prov id ing energy -
ef f ic ient ,  contemporary  l iv ing spaces,  and enhanc ing neighborhood aes thet ics  and qual i ty  o f  
l i fe .  

Project  Overview and Vision: 

The proposed communi ty  compr ises 40 three-story ,  s ing le- fami ly  res idences,  each 
incorporat ing ground- f loor  o f f ice spaces to  meet  the modern demand for  f lex ib le ,  remote 
work  env i ronments .  The homes are des igned to  prov ide 2,200 to  2,300 square feet  o f  l iv ing 
space,  merg ing form and funct ion wi th  thought fu l ly  appointed in ter iors ,  s ta te-of - the-ar t  
appl iances,  and smar t -home technologies.  The communi ty ’s  layout  inc ludes 18 duplex uni ts  
s i tuated wi th in  the development ’s  in ter ior  and four  ind iv idual  un i ts  fac ing V ic tor ia  P lace.  
Each 
res idence wi l l  feature ground- level  fenced yards ,  mul t ip le  ba lconies,  and spac ious roof top 
decks,  ensur ing a balance of  pr ivacy and outdoor  space whi le  enhanc ing the communi ty ’s  
overa l l  appeal .  

Site Condit ions and Transformat ion Plan: 

The s i te  current ly  inc ludes deter iorated reta i l  s t ruc tures and s torage yards,  which det ract  
f rom the neighborhood's  potent ia l .  By developing th is  b l ighted proper ty  in to  a secure,  gated 
res ident ia l  communi ty ,  we are commit ted to  improv ing both the v isual  and pract ica l  aspects  
of  the neighborhood.  This  development  is  des igned wi th  an emphasis  on susta inabi l i ty ,  
employ ing mater ia ls  and energy systems in tended to  reduce env i ronmenta l  impact ,  which wi l l  
cont r ibute to  both the res idents ’  qual i ty  o f  l i fe  and the C i ty ’s  long- term env i ronmenta l  goals .  

The proposed communi ty  wi l l  a lso suppor t  the Ci ty ’s  urban development  p lan by fos ter ing a 
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safe,  modern,  and fami ly - f r iendly  ne ighborhood.  The pro ject ’s  contemporary  des ign,  coupled 
wi th  e lements  of  t imeless arch i tec tura l  e legance,  wi l l  ensure the communi ty  remains an 
at t rac t ive res ident ia l  choice for  fu ture generat ions,  enhanc ing Costa Mesa’s  res ident ia l  
prof i le .  

Strategic Locat ion and Accessibi l i ty:  

Strategica l ly  located near  major  shopping centers ,  the Back Bay,  the Costa Mesa 
Fai rgrounds,  Orange County  A i rpor t ,  and mul t ip le  f reeway connect ions,  th is  communi ty  
prov ides res idents  wi th  convenient  access to  a range of  urban and recreat ional  ameni t ies .  
The pro ject ’s  un ique combinat ion of  access ib i l i ty  and h igh-qual i ty  des ign pos i t ions i t  as  a 
d is t inguished development  that  enhances connect iv i ty  to  Costa Mesa and the broader  
reg ion whi le  of fer ing a premium l iv ing exper ience.  

Zoning Compl iance and Deviat ion Requests:  

To achieve the Ci ty ’s  res ident ia l  growth targets,  th is  pro ject  inc ludes dev iat ions f rom cer ta in  
RIOD requi rements ,  deta i led below.  These dev iat ions are essent ia l  to  maximize the 
development ’s  potent ia l  and to  create a res ident ia l  space that  a l igns wi th  Cos ta Mesa’s  
hous ing,  dens i ty ,  and communi ty  goals  as out l ined in  the Genera l  P lan.  

See Exhib i t  A for  addi t ional  in format ion on proposed dev iat ions .  

Parking: 

RIOD Standard:  
 Required Provided 
Covered Park ing 40 spaces 80 garage spaces 
Open Park ing 90 spaces 23 spaces 
Guest  Park ing 20 spaces 18 spaces  
Total :  150 spaces 103 spaces 

Parking Defici t :  47 spaces  
Whi le  the proposal  inc ludes a park ing shor t fa l l ,  we ant ic ipate that  our  two-car  garages,  
combined wi th  s t ra teg ica l ly  d is t r ibuted guest  park ing,  wi l l  adequate ly  address the park ing 
needs of  res idents  and the i r  v is i tors .  The prov is ion of  ground- f loor  o f f ice spaces wi th in  
each uni t  fur ther  suggests  a reduced re l iance on of f -s t reet  park ing,  as  res idents  wi l l  have 
dedicated workspaces at  home.  
 
The pro ject  a lso is  wi th in  one-hal f  mi le  of  a  High-Qual i ty  Trans i t  Corr idor  as  def ined by 
the c i ty ,  and therefore has a reduced park ing demand due to  easy access to  publ ic  t rans i t .  
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Open Space:  

Type of  Open Space RIOD Requirement  -  Proposed Solut ion: 
 Required Provided 
Tota l  Lot  Area:   77,101 sq.  f t .  (1 .77 acres)  

Min imum Open Space:  30,840 sq.  f t .  (40% of  to ta l  s i te)  32,437 sq.  f t .  

Common Use Open Space:  15,420 sq.  f t .  (50% of  min. )  9 ,817 sq.  f t .  

Pr ivate Use Open Space:  Not  spec i f ied 22,620 sq.  f t .  

The proposed development  prov ides a to ta l  o f  32 ,437 square feet  of  open space,  exceeding 
the min imum requi rement  of  30,840 square feet .  Th is  open space inc ludes thought fu l ly  
des igned communal  ameni t ies  such as a barbecue area,  a  ch i ldren’s  p lay  area,  a  F lex ib le-
Use Space,  and an of f -s i te  park ,  a l l  o f  which enhance the qual i ty  and appeal  o f  the pro ject .  
Addi t ional ly ,  the pr ivate open spaces—inc lud ing ind iv idual  yards,  ba lconies,  and roof  
decks—of fer  a  to ta l  o f  22,620 square feet ,  s igni f icant ly  surpass ing common space 
requi rements  and ensur ing ample oppor tun i t ies  for  pr ivate enjoyment  by res idents .  

The F lex ib le-Use Space is  des igned to  serve as a large communal  area for  a  var ie ty  of  
gather ings,  inc lud ing barbecues,  mixers ,  ho l iday events ,  and other  communi ty -bui ld ing 
act iv i t ies ,  prov id ing an enjoyable space for  res idents  of  a l l  ages.  Addi t ional ly ,  the new 
publ ic  o f f -s i te  landscaped area on Vic tor ia  P lace wi l l  feature over  5,500 square feet  o f  
landscaped area,  benef i t ing not  on ly  the res idents  of  th is  communi ty  but  a lso those in  
the sur rounding neighborhood.  The park  has been thought fu l ly  des igned wi th  seat ing 
areas,  shade t rees,  lush landscaping,  a  b ioswale,  and other  ameni t ies ,  c reat ing an 
inv i t ing and funct ional  addi t ion to  the s t reetscape a long Vic tor ia  St reet .  

Bui lding Setbacks Compliance and Proposed Deviat ions:  

Based on the s i te ’s  commerc ia l  zoning des ignat ion and the ex is t ing condi t ions a long 
Vic tor ia  St reet ,  the proposed setback def ic ienc ies a l ign wi th  the establ ished character  
o f  the surrounding area.  Severa l  nearby res ident ia l  proper t ies  have setbacks c loser  to 
the s t reet  and s ide proper ty  l ines than those proposed for  th is  pro ject .  Therefore,  the 
proposed setback is  cons is tent  wi th  the development  pat tern in  the Ci ty  o f  Costa Mesa,  
par t icu lar ly  a long Vic tor ia  St reet ,  and is  not  expected to  resul t  in  any adverse impacts  
on the neighborhood.  

Just i f icat ion for  Requested Deviat ions 

The s t r ic t  appl icat ion of  RIOD standards would h inder  th is  pro ject ’s  ab i l i ty  to  achieve 
the in tended number  of  un i ts ,  which is  a  fundamenta l  ob ject ive of  Costa Mesa’s  
Genera l  P lan.  The Ci ty ’s  Genera l  Plan spec i f ica l ly  advocates for  increased hous ing to  
address local  demand,  and adher ing r ig id ly  to  the RIOD standards would resul t  in  a 
reduct ion of  un i ts ,  thereby undermin ing th is  goal .  

The dev iat ions requested in  th is  appl icat ion represent  measured and necessary  
adjustments  that  enhance the communi ty ’s  des ign and funct ional i ty .  Approv ing these 
adjustments  wi l l  not  on ly  suppor t  the Genera l  P lan ’s  in tent  to  increase res ident ia l  
capac i ty  but  wi l l  a lso rep lace an area of  urban b l ight  wi th  a thought fu l ly  p lanned 
res ident ia l  env i ronment .  This  development  wi l l  rev i ta l ize the area a long Vic tor ia  P lace,  
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encouraging fur ther  redevelopment  and economic growth in  th is  underut i l ized cor r idor .  

Community and Municipal  Benefi ts:  

Approv ing the requested dev iat ions wi l l  enable a pro ject  that  exempl i f ies  excel lence in  
s i te  p lanning,  arch i tectura l  des ign,  and communi ty  in tegrat ion.  This  development  
pr ior i t izes l ivabi l i ty ,  secur i ty ,  and susta inabi l i ty ,  a l ign ing wi th  Costa Mesa’s  
commitment  to  publ ic  heal th ,  wel fare,  and env i ronmenta l  respons ib i l i t y .  The proposal  
upholds compat ib i l i t y  s tandards for  res ident ia l  developments ,  prov id ing a model  for  
fu ture pro jects  that  seek to  cont r ibute pos i t ive ly  to  the Ci ty ’s  urban landscape.  

Conclusion:  

We respect fu l ly  request  that  the Ci ty  o f  Costa Mesa approve the proposed zoning 
adjustments  and dev iat ion requests ,  a l lowing us to  proceed wi th  a project  that  
enhances the Ci ty ’s  hous ing s tock,  addresses i ts  Genera l  Plan object ives,  and 
cont r ibutes to  the economic and aesthet ic  rev i ta l izat ion of  V ic tor ia  P lace.  We are 
commit ted to  co l laborat ing wi th  the P lanning Depar tment  and the Ci ty  Counc i l  and 
Planning Commiss ion to ensure th is  pro ject  fu l ly  a l igns wi th  Costa Mesa’s  v is ion for  
susta inable,  h igh-qual i ty  urban growth.  

 

We look forward to  d iscuss ing th is  appl icat ion in  fur ther  deta i l  a t  the P lanning Commiss ion 
hear ing and to  work ing in  c lose coord inat ion wi th  Ci ty  Staf f  to  br ing th is  t ransformat ive 
development  to  f ru i t ion.  P lease do not  hes i ta te to  reach out  for  fur ther  c lar i f icat ion on any 
aspect  o f  th is  proposal .  

 
Thank you for  your  at tent ion and cons iderat ion of  th is  proposal .  

S incere ly ,  

 
Tony Weeda 
WMC, LLC 
Par tners 
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DEVELOPMENT STANDARD CODE REQUIRED PROVIDED MEETS CODE

GENERAL REQUIREMENTS:

RIOD 0.5 ACRES 1.77 AC. YES
RCID N/A N/A N/A

RIOD 30 UNITS PER ACRE 22.6 UNITS PER ACRE YES
RCID N/A N/A N/A

RIOD N/A N/A N/A
RCID 0.75 1.43 NO1

RIOD 3 STORIES 3 STORIES / 39 FT 6 IN YES
RCID 2 STORIES / 27 FT. 3 STORIES / 39 FT 6 IN NO1

OPEN SPACE:

RIOD 40% SITE AREA = 30,840 S.F. 34,578 S.F. (42%) YES
RCID 40% SITE AREA = 30,840 S.F. 34,578 S.F. (42%) YES

RIOD 40% SITE AREA = 30,840 S.F. 34,578 S.F. (42%) YES

RCID

COMMON OPEN SPACE AREAS SHALL BE 
DESIGNED AND LOCATED WITHIN THE 

DEVELOPMENT TO ALLOW MAXIMUM USE 
BY ALL RESIDENTS

BBQ/PLAY AREA CENTRALLY 
LOCATED AND FLEX SPACE YES

RIOD

PRIVATE DECKS OR PATIOS - MIN. 100 S.F. 
WITH NO DIMENSION LESS THAN 5 FT. 

(4,000 S.F.)
ROOF DECKS (9,175 SF) YES

RCID

AN ADJOINING PATIO REQUIRED WITH NO 
DIMENSION LESS THAN 10 FT. ROOF DECKS (9,175 SF) NO1

SETBACKS:

RIOD 20 FT. 20 FT. YES
RCID 20 FT. 20 FT. YES

RIOD 20 FT. 7 FT. 6 IN. NO1

RCID 5 FT. 7 FT. 6 IN. YES

RIOD 20 FT. 11 FT. 3 IN. NO1

RCID

20 FT. FOR 2-STORY STRUCTURES IN R2-
MD AND R2-HD ZONES; 15 FT. FOR 2-

STORY STRUCTURES IN R-3 ZONE; 10 FT. 
FOR ONE-STORY STRUCTURES

11 FT. 3 IN. N.A3

LANDSCAPE PARKWAY 
(INTERIOR PRIVATE STREETS 

OR COMMON DRIVEWAYS)
RIOD COMBINED 10 FT. WIDE; NO LESS THAN 3 

FT. ON ONE SIDE NONE NO1

LANDSCAPE PARKWAY 
(INTERIOR PRIVATE STREETS 

OR COMMON DRIVEWAYS)
RCID

COMBINED 10 FT. WIDE, NO LESS THAN 3 
FT. ON ONE SIDE.  PARKWAY ON HOUSE 
SIDE OF PRIVATE STREET OR COMMON 

DRIVEWAY SHALL BE A MIN. OF 5 FT. WIDE

NONE NO1

PRIVATE
OPEN SPACE

MAXIMUM
BUILDING HEIGHT

FRONT
(VICTORIA PLACE)

SIDE (EAST/WEST)

REAR (NORTH)

MINIMUM LOT SIZE

MAXIMUM DENSITY

F.A.R.

MINIMUM
OPEN SPACE

COMMON USE
OPEN SPACE
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DEVELOPMENT STANDARD CODE REQUIRED PROVIDED MEETS CODE

PARKING:

RESIDENTIAL TENANT COVERED PARKING
(3 BEDROOMS)

1 SPACE x 40 UNITS
= 40 SPACES

RESIDENTIAL TENANT COVERED PARKING
(2 BEDROOMS)

2.25 SPACES x 40 UNITS
= 90 SPACES

RESIDENTIAL GUEST PARKING 0.5 SPACES x 40 UNITS
= 20 SPACES

TOTAL: 150 SPACES3 103 SPACES NO1

RIOD N/A N/A

RCID EACH UNIT PROVIDES 200 CU.FT OF 
SECURABLE STORAGE EXTERIOR TO 
UNIT OR WITHIN GARAGE/CARPORT

390 CU. FT. YES

SUMMARY OF DEVIATIONS:

STORAGE

PARKING:

9. PARKING STALLS BETWEEN BUILDINGS: A DEVIATION IS NEEDED FOR THE 10 FT. 6 IN. SPACE REQUIREMENT BETWEEN BUILDINGS AS SOME STALLS (OPEN OR 
CARPORT) DO NOT MEET THIS STANDARD.

1 DEVELOPMENT STANDARD DEVIATIONS ARE ALLOWED THROUGH A MASTER PLAN APPROVAL PROCESS
2 THE DEVELOPMENT IS COMPRISED OF 3-STORY RESIDENTIAL UNITS AND IS NOT LOCATED WITHIN THE R2-MD, R2-HD, OR R-3 ZONE, THEREFORE, HAS NO REAR SETBACK
3 TENANT OPEN PARKING CAN BE REDUCED BY 0.25 SPACE FOR 1-BEDROOM AND LARGER UNITS IF THE COVERED PARKING IS PROVIDED WITHIN EITHER A CARPORT OR 
PARKING STRUCTURE; THEREFORE, CALCULATION INCLUDES A 0.25 REDUCTION

1. FLOOR AREA RATIO (FAR): THE RCID ALLOWS A MAXIMUM FAR OF 0.75, HOWEVER, THE PROJECT EXCEEDS THIS AT 1.43.  THE PROJECT COMPLES WITH THE RIOD 
DENSITY STANDARD OF 30 DU/ACRE, PROPOSING 22.6 DU/ACRE.

2. COMMON USE OPEN SPACE: THE PROJECT PROPOSES 32% OPEN SPACE INSTEAD OF THE REQUIRED 50% UNDER RIOD STANDARDS, THEREBY NECESSITATING A 
DEVIATION.

3. BUILDING HEIGHT THE RCID LIMITS BUILDING HEIGHT TO TWO STORIES, HOWEVER, THE PROJECT COMPLIES WITH THE RIOD'S ALLOWANCE OF THREE STORIES.

4. SIDE SETBACK: THE PROJECT MEETS THE RCID SIDE SETBACK OF 5 FT., HOWEVER, DEVIATES FROM RIOD REQUIREMENT OF 20 FT.

5. REAR SETBACK: THE PROJECT DOES NOT COMPLY WITH RCID REAR SETBACK STANDARDS AND DEVIATES FROM THE RIOD 20 FT. STANDARD AS THE 
DEVELOPMENT CONSISTS OF THREE-STORY RESIDENTIAL UNITS AND IS OUTSIDE THE RS-MD, RS-HD AND R-3 ZONES.

6. LANDSCAPE PARKWAY: A DEVIATION IS REQUIRED AS THE LANDSCAPE PARKWAY ON COMMON DRIVEWAYS IS OMITTED TO PRESERVE UNIT COUNT AND OPTIMIZE 
DRIVE-AILSE FUNCTIONALITY.  THE PROJECT MAINTAINS DESIGN EXCELLENCE WITH AMPLE LANDSCAPE AND INTEGRATED AMENITIES.

8. MINIMUM PARKING REQUIREMENTS: A DEVIATION FROM THE REQUIRED PARKING STANDARDS IS PROPOSED TO ALIGN WITH THE PROJECT DESIGN AND UNIT 
NEEDS.
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