
CITY COUNCIL AGENDA REPORT 
MEETING DATE: MARCH 20, 2018 ITEM NUMBER: PH-3  

SUBJECT: APPEAL OF THE PLANNING COMMISSION’S DENIAL OF CONDITIONAL USE 
PERMIT PA-16-04 TO ALLOW A SOBER LIVING FACILITY SERVING 13 ADULTS 
OPERATED BY SUMMIT COASTAL LIVING AT 2041 TUSTIN AVENUE 

DATE: MARCH 16, 2018 

FROM: DEVELOPMENT SERVICES DEPARTMENT 

PRESENTATION BY: SHERI VANDER DUSSEN, CONSULTANT 

FOR FURTHER INFORMATION CONTACT: SHERI VANDER DUSSEN (714) 754-5617 
Sheri.vanderdussen@costamesaca.gov 

RECOMMENDATION 

1. Adopt a resolution upholding the Planning Commission’s denial of Conditional Use
Permit (CUP) PA-16-04; or

2. Direct staff to prepare a resolution granting the appeal and approving CUP PA-16-04.

AUTHORIZED AGENT / APPELLANT 

The applicant and property owner is Keith Randle, representing Summit Coastal Living. 

BACKGROUND 

Summit Coastal Living operates a sober living facility on the subject property serving up 
to 12 residents, plus one resident house manager.  The Planning Commission 
considered this application at its meeting of August 28, 2017.  Staff had recommended 
approval of this application, as this facility complies with all the criteria set forth in the 
Zoning Code for sober living facilities located in multi-family residential zones.  There 
are no other sober living or licensed treatment facilities within 650 feet, as depicted on 
the attached Separation Map (Attachment 1).  However, the Commission found that the 
proposed occupancy of the site was too dense, especially since the site contains more 
units than would be allowed under current zoning standards; and that on-street parking 
in this neighborhood is a concern, in part due to the proximity of Woodland Elementary 
School; and therefore denied the application.  At its meeting of September 11, 2017, 
the Planning Commission unanimously adopted a resolution to deny CUP PA-16-04 
(Attachment 2).   

The application is fully descripted and analyzed the staff reports prepared for the 
Planning Commission meetings of August 28, 2017, and September 11, 2017 



 

(Attachments 3 and 4). The Planning Commission staff report dated September 11, 
2017 may also be found on the City’s website via this link: 
 
http://www.costamesaca.gov/ftp/planningcommission/agenda/2017/2017-09-11/CC-
1.pdf 
 
Excerpts of the minutes of both meetings can be found in Attachment 5.  The 
applicant’s appeal is included as Attachment 6. 
 
ANALYSIS 
 
The subject property is located on the west side of Tustin Avenue north of Woodland 
Place in the R2-MD (Multiple Family Residential, Medium Density) zone.  The zoning on 
adjacent and nearby properties is R2-MD, R1, or I&R-S (Institutional and Recreational – 
School).  The General Plan designates the property for Medium Density Residential uses 
and surrounding areas for Low Density Residential and Public/Institutional uses. 
 
Facility Description 
 
In January 2016, the applicant submitted this application to operate a sober living home 
at the subject property. The facility began operation in in September 2013, prior to the 
effective date of Ordinance 15-11.  All group homes and residential care facilities 
currently operating in multi-family zones were required to come into compliance with 
Ordinance 15-11 by December 17, 2016. 
 
A sober living home is a sub-type of group home. Article 2 of Section 13-6 (Definitions) 
defines a group home as follows: 
 

“A facility that is being used as a supportive living environment for persons 
who are considered handicapped under state or federal law.  A group 
home operated by a single operator or service provider (whether licensed 
or unlicensed) constitutes a single facility whether the facility occupies one 
or more dwelling units. 
 
“Sober living home means a group home for persons who are recovering 
from a drug and/or alcohol addiction and who are considered 
handicapped under state or federal law. Sober living homes shall not 
include the following: (1) residential care facilities; (2) any sober living 
home that operates as a single housekeeping unit.” 
 

The subject property is developed with two buildings containing three units. Each unit 
features a kitchen and living area, and has its own outdoor space.  The facility will 
house 12 residents and one house manager. The front structure is an approximately 
1,450-square-foot single-story residence with a two-car garage.  This unit includes five 
beds within three bedrooms.  The rear structure is two stories and is comprised of a 
two-car garage and two units that each contain 961 square feet.  Both units include four 

http://www.costamesaca.gov/ftp/planningcommission/agenda/2017/2017-09-11/CC-1.pdf
http://www.costamesaca.gov/ftp/planningcommission/agenda/2017/2017-09-11/CC-1.pdf


 

beds within two bedrooms. In addition to the garages, there are three driveway parking 
spaces on the property for a total of seven onsite parking spaces.  The operator does 
not provide transportation for residents, so there will be no vans visiting the property on 
a regular basis or stored at the site.   Residents are allowed to keep vehicles at the 
facility, but not all do. 
 
The subject property is well maintained and Code Enforcement staff has not opened 
any complaint investigations.  During the Planning Commission hearing, residents 
offered testimony indicating that on-street parking in this neighborhood is very crowded.  
The subject property is near Woodland Elementary School, which contributes to the 
demand for on-street parking.  Residents also expressed concerns about the density of 
the proposed use.   
 
The Planning Commission noted that the subject property is legal nonconforming with 
respect to current development standards.  The property was developed in 1968 and 
annexed to the City in 1990.  The subject property is developed with three units, where 
current standards would allow only two.  There are only seven parking spaces provided 
on-site, where current standards would require ten spaces.  Only twenty-eight percent 
of the site is devoted to open space, where current standards require forty percent.  
The lot is also smaller than currently allowed, and the existing buildings are closer to 
the property lines than presently permitted.   
 
Separation Conflict Map 
 
The CMMC requires a separation of 650 feet between sober living and licensed drug 
and alcohol treatment facilities.  The following types of facilities create a separation 
conflict: 
 

• State-licensed treatment facilities serving six or fewer adults, as these facilities 
are permitted by right under State law. 

• Sober living and state-licensed treatment facilities for which the City has issued a 
CUP to serve more than six adults 

• Sober living facilities serving up to six adults for which the City has issued a 
Special Use Permit (SUP) 

 
At the direction of the Planning Commission and City Council, separation maps have 
been revised to depict the location of all state-licensed facilities within 650 feet of the 
subject property, even if those facilities have failed to obtain the required CUP from the 
City.  In addition, separation maps now depict the location of sober living or state-
licensed facilities for which the City has issued a citation for failure to comply with 
applicable zoning regulations.  The attached separation map indicates that there are no 
state-licensed facilities of any size within 650 feet of the subject property nor has staff 
issued any citations to operators of sober living facilities in this area.  However, staff is 
investigating reported violations in the 2100 block of Tustin Avenue, and in the 400 
block of Bay Street. 
 



 

Ownership 
 
The City Council adopted Ordinance Nos. 17-05 and 17-06 in May of 2017.  These 
ordinances changed the submittal requirements for applications for sober living homes.  
Applicants are now required to provide the following information: 
 

If the applicant and/or operator is a partnership, corporation, firm or 
association, then the applicant/operator shall provide the additional names 
and addresses as follows and such persons shall also sign the application: 

a. every general partner of the partnership; 
b. every owner with a controlling interest in the corporation;  
c. the person designated by the officers of a corporation as set 

forth in a resolution of the corporation that is to be designated 
as the permit holder; 

The license and permit history of the applicant(s), including whether such 
applicant(s), in previously operating a similar use in this or another city, 
county or state under license and/or permit, has had such license and/or 
permit revoked or suspended, and the reason therefore. 
 

This applicant has provided information detailing ownership of Summit Coastal Living 
(Attachment 7).   The applicant presently operates an approved sober living facility at 
165 East Wilson Street in Costa Mesa (PA-16-03, approved by the Planning 
Commission on November 14, 2016).  The applicant has obtained the required 
Operator’s Permit for this facility (OP-17-001).  The applicant has indicated that Summit 
Coastal Living has never had another license or permit revoked. 
 
LEGAL REVIEW 
 
The draft resolution upholding the Planning Commission’s decision has been approved 
as to form by the City Attorney’s Office (Attachment 8).   
 
ALTERNATIVES  
 
The City Council may take any of the following actions on this appeal: 
 

• Deny the appeal and uphold the decision of the Planning Commission to deny 
Conditional Use Permit PA-16-04;  

• Grant the appeal and approve Conditional Use Permit PA-16-04; or 
• Remand the matter back to the Planning Commission for further consideration. 

 
Should the City Council wish to approve the CUP, the hearing should be continued to 
allow staff to prepare the appropriate resolution documenting the Council’s findings for 
consideration at a future meeting.    
 
 
 



CONCLUSION 

The subject sober living facility complies with the applicable standards set forth in the 
Municipal Code for sober living homes in multi-family zones.  However, the Planning 
Commission determined that the proposed density of use is too intense, especially since 
the site is developed with more units than allowed by current zoning standards.  The 
Commissioners were also concerned about the impacts this facility has on the demand 
for on-street parking in the area.  The Planning Commission carefully considered the facts 
regarding this application, and denied the CUP. 

_____ ____ 
 SHERI VANDER DUSSEN, AICP BARRY CURTIS, AICP 
 Consultant  Economic and Development Services Director 

ATTACHMENTS: 1. Separation Map
2. Resolution PC-17-32  Denying CUP PA-16-04
3. Staff Report prepared for the Planning Commission

meeting of August 28, 2017, with attachments
4. Staff Report prepared for the Planning Commission

meeting of September 11, 2017, with attachments
5. Excerpt of the Minutes of the Planning Commission

Meetings of August 28 and September 11, 2017
6. Appeal filed by Applicant
7. Corporate Ownership Information
8.

9.

Resolution Upholding the Decision of the Planning 
Commission to Deny CUP PA-16-04 

Correspondence received after Planning 
Commission Staff Report Published

Applicant and Property Owner:  
Keith Randle 
2100 Highland Drive, Newport Beach, CA 9266 

http://ftp.costamesaca.gov/costamesaca/council/agenda/2018/2018-03-20/PH-3-Attach-1.pdf
http://ftp.costamesaca.gov/costamesaca/council/agenda/2018/2018-03-20/PH-3-Attach-2.pdf
http://ftp.costamesaca.gov/costamesaca/council/agenda/2018/2018-03-20/PH-3-Attach-3.pdf
http://ftp.costamesaca.gov/costamesaca/council/agenda/2018/2018-03-20/PH-3-Attach-4.pdf
http://ftp.costamesaca.gov/costamesaca/council/agenda/2018/2018-03-20/PH-3-Attach-5.pdf
http://ftp.costamesaca.gov/costamesaca/council/agenda/2018/2018-03-20/PH-3-Attach-6.pdf
http://ftp.costamesaca.gov/costamesaca/council/agenda/2018/2018-03-20/PH-3-Attach-7.pdf
http://ftp.costamesaca.gov/costamesaca/council/agenda/2018/2018-03-20/PH-3-Attach-8.pdf
http://ftp.costamesaca.gov/costamesaca/council/agenda/2018/2018-03-20/PH-3-Attach-9.pdf
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