PLANNING COMMISSION
AGENDA REPORT

MEETING DATE: JUNE 8, 2015 ITEM NUMBER:

SUBJECT PLANNING APPLICATION PA-14-41: CONDITIONAL USE PERMIT FOR OPERATION OF
AN OUTDOOR FARMERS MARKET AT ST. JOHN THE DIVINE EPISCOPAL CHURCH
183 E. BAY STREET

DATE: MAY 29, 2015
FROM PLANNING DIVISION/DEVELOPMENT SERVICES DEPARTMENT
PRESENTATION BY: ANTONIO GARDEA, SENIOR PLANNER

FOR FURTHER INFORMATION CONTACT: ANTONIO GARDEA (714) 754-5692
antonio.gardea@costamesaca.gov

A Conditional Use Permit (CUP) for the operation of a farmers market at an existing church
(St. John the Divine Episcopal Church) from 9:00 a.m. to 3:00 p.m. on Saturday mornings.
The parking lot area would be reconfigured and enlarged into the front lawn area, which is
approximately 17,000 square feet, to add 34 more parking spaces. On farmers market
days, 15 vendor stalls would be located in the new parking area. The existing mature trees
and landscaping would be removed and replaced.

APPLICANT

The applicant is the Reverend Philip DeVaul, Rector, representing the Bishop of the
Episcopal Church of Los Angeles for the Saint John the Divine Episcopal Church located at
183 E. Bay Street.

RECOMMENDATION

Adopt Planning Commission resolution approving the project, subject to conditions



PLANNING APPLICATION SUMMARY

Location 183 E. Bay Street Application: PA-14-41
(St. John the Divine Episcopal Church)

Request: A Conditional Use Permit for the operation of a farmers market at an existing church from
9:00 a.m. to 3:00 p.m. on Saturday mornings. The parking lot area would be reconfigured
and enlarged into the front lawn area, which is approximately 17,000 square feet, to add
34 more parking spaces. The existing mature trees and landscaping would be removed
and replaced. On farmers market days, 15 vendor stalls would be located in the new
parking area.

SUBJECT PROPERTY: SURROUNDING PROPERTY:
Zone: PDR HD North: R1 - Single Family Residential
General Plan: High Density Residential South:  PDR HD - St. John Manor Senior Housing
Lot Dimensions: Rectangular East: R1 - Single Family Residential
Lot Area: 48 736 SF West: R2 MD - Multi-Family Residential
Existing Development: Church

DEVELOPMENT STANDARD COMPARISON

lowed
Maximum Density 35 18
{dwelling units per acre)
Maximum Site Coverage N/A N/A
Perimeter Open Space per 20 feet abutting all public rights- 20FT/S5FT
Section 13-61 Perimeter Open of-way, excluding alleys.
Space Criteria.
Open Space 42% of total site area, inclusive 42%
of Perimeter Open Space

Setbacks

Front (Orange Avenue) 20FT 20FT

Side (Bay Street) 20 FT 5FT!

Rear (Laurie Lane) 20FT 0 FT?
Parking
Church
1 space / 35 SF assembly area 553 80
Farmers Market

2/ Vendor 304 76
Signs

Total 45 SF

Freestanding

Max. Area 30 SF TBD
Max. Height 7FT TBD

1 Setback Variance (R-79-15) from E. Bay Street granted 7/19/1982.
2 Setback Variance (ZE-84-112) from Laurie Lane granted 6/15/1984
% Required Parking for Sunday Church services.

4 Required Parking for 15 vendors during farmers market events.
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BACKGROUND
Project Site / Environs

The property is located at the southwest corner of Orange Avenue and East Bay Street. The
property also abuts Laurie Lane. The site is zoned PDR-HD (Planned Development
Residential - High Density) and is designated as High Density Residential in the General Plan
Land Use Element. The St. John’s Manor senior housing complex that consists of 36 one
bedroom units is immediately to the south. The properties to the north and east are zoned
R1 and developed with single-family residences. The properties across Laurie Lane are
zoned as R2-MD and developed with multiple-family residences.

The property is approximately 1.1 acres (48,736 SF) in size and is presently developed with
a church comprised of the chapel and ancillary facilities including the guild room with a
kitchen, classrooms, offices, and the surface parking lot. A total of 46 parking spaces are
provided. The Church has a large lawn (approx. 16,500 SF) that faces Orange Avenue. The
church and the senior housing complex are currently connected via a pedestrian walkway
and driveway between the parking lots. A minimum of 20 parking spaces are required for the
housing complex. An emergency preparedness storage container is kept on the premises at
the request of the City’s Fire Department.

Previous Entitlements
Zoning Exception Permit ZE-78-188

On October 14, 1985, a conditional use permit was reactivated for operation of a daycare
center at the existing church. The daycare center was limited to a maximum of 50 children.
The hours of operation were from 7:00 a.m. to 6:00 p.m. on weekdays. The daycare center
had originally been established in 1972. The daycare center use is no longer in operation,
but the Church would like to retain the use permit at this time.

Variance #134/ Zoning Exception Permit ZE-82-88

The City Council approved Variance Application #134 to allow construction of the church
in 1955. At the time, a 50 foot setback from the centerline of Orange Avenue was required
for the parking area. The dedication of a 30 foot right of way from the center line of the
street results in a 20 foot front yard setback from Orange Avenue. A 40 foot setback was
required from the north property line in anticipation of the Bay Street dedicated.

Future Long-Term Church Expansion
St. John the Divine Episcopal Church is planning two improvement phases. The first phase

is a parking lot expansion and establishment of the farmers market. The second phase
involves building improvements. The parking lot expansion on its own would not entail
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discretionary review but is subject to the City’'s development standards and code
requirements.

Parking Lot Improvements

The applicant intends to expand the existing parking lot into the front lawn area. The
parking lot would be reconfigured to add 34 more spaces for an overall total of 80 parking
spaces. Six existing trees on the front lawn would be removed. As part of the
improvements, the freestanding wood sign would also be removed and replaced. The
replacement sign will be submitted under a separate permit and is subject to a specific
sign provisions in residential zones. The vehicular connection to the St. John’'s Manor
parking lot would be closed but pedestrian access would remain.

The parking lot improvements are subject to the City Zoning requirements and
development standards. The PDR-HD zone requires a 20-foot minimum, perimeter
landscaped setback. As mentioned above, a variance was granted to the church allowing
a five-foot setback along Bay Street; the proposal is consistent with the approved setback
along that frontage. The emergency preparedness bin would be relocated further to the
east and along the south side of the expanded parking area. The container would be
screened from view from Orange Avenue by landscaping but would be directly accessible
from the parking lot. A new trash enclosure would be constructed near the southeast
corner of the property and would also be accessible from the expanded parking lot area.

The parking lot expansion will need to meet the minimum landscape requirements; six
trees per each parking space are required, with at least half of the trees required to be
evergreen. Because of the number of new parking spaces and impervious surface area, a
water quality management plan has been submitted for review and approval by the Public
Services Department.

ANALYSIS

Farmers Market

The applicant proposes to establish an outdoor farmers market in conjunction with the
parking lot expansion. The farmers market would take place on Saturdays from 9:00 a.m.
to 3:00 p.m. on a weekly basis. A maximum of 15 vendors would be accommodated on
the proposed parking lot expansion area. According to the applicant, the farmers market
would support local, independent, and small-scale farmers and artisans selling high quality
fruits, vegetables and other products. The Episcopal Church is looking to bring the
community and farmers together to promote the value of locally sourced products.
Although proceeds will support Costa Mesa based charitable organizations, social
services, in terms of providing food or social services for the homeless, will not be provided
at the site as part of the farmers market activities.

The proposal is a typical outdoor farmers market open to the public and operated by a

nonprofit organization. The majority of the goods are farm products, sourced within a
specific distance of the site. As a condition of approval, the majority of the booths would

1



have to be dedicated to providing farm products from local sources. The other booths can
provide flowers and value added farm products such as baked goods, jams, and jellies.
The Episcopal Church of St. John the Divine would provide a venue for local farmers to
provide healthy and affordable goods while encouraging community building. As
proposed, the farmers market would not conflict with other Church activities, which take
place during evening hours and Sundays. Since the farmers market would take place
during regular daytime hours; no additional lighting, amplified noise or live music is
requested. The new trash bin would be located within close proximity to the vendor area
and would be accessible for efficient trash disposal. Church facilities (restrooms) would be
available for vendors and patrons.

Circulation & Parking

The farmers market would be self-contained in terms of parking and circulation. As
previously noted, the parking lot would be reconfigured and expanded into the existing
front lawn area. Four attendants would be present to direct traffic to the parking lot. An
attendant would be posted on site at each point of ingress/egress and one would be
assigned to handle parking lot management. Vehicles would be directed to enter on the
west driveway and exit from the east driveway. In an effort to be respectful of the
neighboring residents, the fourth attendant would direct farmers market customers to the
parking lot and encourage people not park on the north side of Bay Street. The vendors
would be visible from the intersection of Orange Avenue and East Bay Street. The Church
would encourage the neighboring residents to walk, bike or use other alternative methods
to get to the farmers market.

The vendor area would be located on the easterly portion of the expanded parking lot. A
ratio of two parking spaces per booth can be applied: A parking space would be required
for each vendor and one additional customer parking space. Two parking spaces per
vendor would be more stringent than applying the retail ratio of four spaces per 1,000
square feet of vendor area. The 15 vendor booths will each consist of a 10 foot by 20 foot
space (200 square feet) for a total vendor area of 3,000 square feet. Each vendor would
have a parking space immediately adjacent to their designated booth. A minimum of 30
customer parking spaces would be required. A total of 46 customer parking spaces would
be available on the existing parking lot.

Justifications for Approval

Pursuant to Title 13, Section 13-29(g), Findings, of the Costa Mesa Municipal Code, 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
as noted below:



The proposed farmers market is a use that would be beneficial for surrounding
residents and would not adversely affect local businesses.

The proposed farmers market provides a venue for small and local farmers to provide
locally grown and affordable foods. The farmers market encourages community-
building and supports local agriculture and allows a venue for the small and
independent farmers. The proposed venue is relatively small in scale, and as
conditioned, would not allow sales of retail items or second hand merchandise. The
farmers market would be located in a residential neighborhood and would not
compete or adversely affect the businesses located on Newport Boulevard.

Direct impacts of the farmers market on St. John’s Manor are minimized throuah
conditions of approval.

To limit the scale of the proposed farmers market as a neighborhood venue, vendors
are required to set- up no earlier than 8:00 a.m., amplified sound is prohibited, and
motor vehicle engines are not allowed to idle to minimize noise. If the farmers market
expands the hours or days of operation, any temporary lighting is required to be
shielded and directed away from St. John’s Manor to prevent light and glare impacts.
Limited weekday operations may be allowed as a minor amendment to the
Conditional Use Permit. Operational changes, such as adjustment to market days
times and the number of vendors, are required to be reviewed and approved by the
Development Services Director.

The proposed farmers market is a compatible and supportive use for the Church.

The farmers market would be hosted on Church property that is located in a residential
area characterized by variety of single-family and multiple-family residential uses.
Complementary uses are permitted in the PRD-HD zone provided that adequate
parking exists to support the use and there are no land use compatibility issues. The
proposed farmers market is a use that can operate in harmony with the existing
Church and is compatible with the surrounding residential uses. The location of the
farmers market would be along a visible collector street with ample parking but also
readily accessible via alternate modes of transportation, including walking, biking and
a transit line. Conditions are included to ensure that access, parking circulation and
signage is controlled within private property and not impact adjacent communities.

Limited weekday operations may be allowed as a minor amendment to the
Conditional Use Permit.

At this time, the success of the Farmer’'s Market as a Saturday event is unknown, and
the applicant has requested some flexibility to allow potential market events on a
weekday. A condition of approval is included to allow a minor amendment to allow
one additional week day event if requested.
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° Market will be limited to lo
to promote commerce of specialty items versus second-hand goods.

Vendors will be limited to those specialty providers and retailers of home grown
products, organic produce, and artisanal wares. To ensure that the farmers market
does not serve as a flea market of second-hand goods, a condition of approval
requires that the sale of used or second-hand items such as old bicycles, lawn &
garden equipment, electronics, and furniture shall be limited to no more than 5 of
the 15 vendors (about 33 percent). Additionally, as conditioned, alcoholic beverage
sales shall be limited to artisanal type of beverages (i.e. craft beers) subject to the
approval of an ABC license.

o Adequate parking will be provided to accommodate the farmers market based on off-
set hours of operation and availability of on-site parking.

The farmers market would take place on Saturdays when no other church activities
are being held. Based on a parking ratio of two parking spaces per vendor booth, 30
parking spaces are required. A minimum of 46 on-site customer parking spaces would
be provided. In addition, a manager would be present to prevent spill over parking
onto the adjacent streets. Attendants would be present to direct and guide patrons
onto the site. Conditions are included that would require adjustment to number of
vendors or timing, if parking impacts are experienced.

Even though a portion of the landscaping will be replaced with the expansion of the
parking lot, the improvements will meet landscape requirements for parking lots. The
reconfigured parking lot is required to incorporate planting of native and drought
tolerant landscaping. A minimum of 14 new large trees shall be planted within the
expanded area of the parking lot and along the landscaped perimeter, half of which
will be evergreens.

GENERAL PLAN CONFORMANCE

The farmers market is in conformance with the following goals, objectives and policies of the
General Plan:

Objective LU-1A.1; 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.

o LU-1A1: 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 businesses and residential segments of
the community.



o LU-1A.5: Provide housing and employment opportunities within planned
development areas to the extent feasible.

Since the primary use of the site is a church and no additional facilities are proposed at this
time, the existing total building area remains unchanged. With the recommended conditions
of approval, the farmers market will be consistent with surrounding residential uses and
provides an imaginative use for the expanded parking lot. The farmers market would be a
complementary use to the church and housing complex and provides opportunities for
learning about the benefits of purchasing locally sourced and organic produce.

ENVIRONMENTAL DETERMINATION

The project has been reviewed for compliance with the California Environmental Quality
Act (CEQA), the CEQA Guidelines, and the City environmental procedures, and has been
found to be exempt from CEQA under Section 15301 for Existing Facilities. If the project
is denied, it is exempt from the provisions of CEQA Section 15270(a) for Projects Which Are
Disapproved.

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 within a 500-foot
radius of the project site. The required notice radius is measured from the
external boundaries of the property. (See attached Notification Radius Map.)

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.

ALTERNATIVES

The Planning Commission has the following alternatives:

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 item should be continued to a future meeting to allow a
redesign or additional analysis. In the event of significant modifications to the proposal,
should the Planning Commission choose to do so, 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, Planning Commission must deny the application
and provide facts in support to be included in the draft resolution for denial. If the project
were denied, the applicant could not submit the same type of application for six months.
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CONCLUSION

Staff supports approval of the CUP for the establishment of a farmers market, given that the
venue will be subject to conditions of approval to minimize impacts to surrounding uses.
Based on the project description, the proposed use will not negatively impact uses in the
area.

@%’&LQ d/)ﬂ/‘ﬂéﬁv f{ e A/ —"

ANTONIO GARDEA- CLAIRE FLYNN, AICP
Senior Planner Asst. Director of Development Services
Attachments: Draft Planning Commission Resolutions

1

2 Applicant's Project Description and Justification
3. Location Map

4, Site Photos

5 Plans

6 Radius Notification Map

cc: Director of Economic & Development / Deputy CEO
Sr. Deputy City Attorney
Public Services Director
City Engineer
Transportation Services Manager
Fire Protection Analyst
File (2)

St. John the Divine Episcopal Church
Attn: Father Philip DeVaul, Rector
183 E. Bay Street

Costa Mesa, CA 92627

Bishop the Episcopal Church of Los Angeles
Cathedral Center of St. Paul

840 Echo Park Avenue

Los Angeles, CA 90026

Yenny Ng Designs, Inc. Architects
Attn: Ada Rose

1624 Brookhollow Drive, Ste. 6
Santa Ana, CA 92705



ATTACHMENT 1
DRAFT RESOLUTIONS
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RESOLUTION NO. PC-15-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
COSTA MESA APPROVING PLANNING APPLICATION PA-14-41 FOR
ESTABLISHMENT OF A FARMERS MARKET AT 183 E. BAY STREET
(ST. JOHN THE DIVINE EPISCOPAL CHURCH)

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY RESOLVES
AS FOLLOWS:

WHEREAS, an application was filed by The Reverend Paul DeVaul, Rector,
representing the Bishop the Episcopal Church of Los Angeles for the Saint John the Divine
Episcopal Church located at 183 E. Bay Street, requesting approval of the following
conditional use permit for establishment of an outdoor farmers market at 183 E. Bay Street
in the PDR-HD zone:

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on June 8, 2015, with all persons provided an opportunity to speak for and against the
proposed project;

WHEREAS, there is an increased interest and demand for access to locally grown
and raised, affordable foods from local sources;

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit A, and subject to the conditions contained in Exhibit B, the Planning
Commission hereby APPROVES Planning Application PA-14-41, with respect to the
properties 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 PA-14-41 and upon applicant's compliance with
each and all of the conditions contained in Exhibit B as well as with 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 documents in the record in support of this

resolution, are for any reason held to be invalid or unconstitutional by a decision of any
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court of competent jurisdiction, such decision shall not affect the validity of the remaining

provisions.

PASSED AND ADOPTED this 8" day of June, 2015.

Robert L. Dickson, Jr., Chair
Costa Mesa Planning Commission
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STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

I, Claire Flynn, Secretary to the Planning Commission of the City of Costa Mesa,
do hereby certify that the foregoing Resolution was passed and adopted at a meeting of
the City of Costa Mesa Planning Commission held on June 8, 2015 by the following votes:

AYES:COMMISSIONERS

NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Claire L. Flynn, Secretary
Costa Mesa Planning Commission
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FINDINGS

A. The

PA-14-41

EXHIBIT A

information presented substantially complies with Costa Mesa Municipal Code

Section 13-29(g)(2) with regard to the conditional use permit because:

Required Finding: The proposed development or use is substantially compatible with
developments in the same general area and would not be materially detrimental to other
properties within the area.

Facts in Support of Finding: The site is located in a residential area characterized
by variety of single-family and multiple-family residential uses. Complementary uses
are permitted in the PRD-HD zone provided that adequate parking exists to support
the use and there are no land use incompatibility issues. The proposed farmers
market is a use that can operate in harmony with the existing Church during their
non-operating hours on Saturdays and is compatible with the surrounding residential
uses. The location of the farmers market would be along a visible collector street
with ample parking but also readily accessible via alternate modes of transportation,
including walking, biking and a transit line. The farmers market provides a venue for
exchange of goods while educating the public about the benefits of locally sourced
products.

Required 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: The farmers market would take place on Saturdays
when no other church activities are being held. Since the farmers market would take
place during regular daytime hours, no additional lighting would be necessary. As
conditioned, no amplified or live music is permitted and thereby the use would not
generate unusually or loud noise in the neighborhood. The new trash bin would be
located within close proximity to the vendor area and would be accessible for efficient
trash disposal. Church restroom facilities would be available for vendors and patrons.
Based on a parking ratio of two parking spaces per vendor booth, 30 parking spaces
are required. A minimum of 46 on-site customer parking spaces and 30 vendor
parking space would be provided. Adequate parking attendants will direct traffic and
a manager would be present to prevent spill over parking onto the adjacent streets
and attendants would direct and guide patrons onto the site.

Required 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: Although the property is designated as High Density
Residential in the Land Use Element, nonresidential uses are allowed in the
Planned Development Residential — High Density zone, subject to the maximum
for Floor Area Ratio of the Neighborhood Commercial General Plan land use
designation. Since the primary use of the site is a church and no additional facilities
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PA-14-41

are proposed at this time, the existing total building area remains unchanged. The
Planned Development Residential High Density designation of the site encourages
the incorporation of complementary uses that are supportive of and in harmony
with the allowed residential uses. The Farmers market conducted within the
Church parking lot would be an amenity for the nearby resident and senior citizens
living in the abutting residential complex. With the recommended conditions of
approval, the farmers market will be consistent with surrounding residential uses
and provides an ancillary use for the expanded parking lot.

The project has been reviewed for compliance with the California Environmental Quality
Act (CEQA), the CEQA Guidelines; and the City's environmental procedures, and has
been found to be exempt from CEQA under Section 15301 for Existing Facilities.

The project is exempt from Chapter XllI, Article 3 Transportation System Management,
of Title 13 of the Costa Mesa Municipal Code.



PA-14-41

EXHIBIT “B”

CONDITIONS OF APPROVAL

Ping.

1

10

11

12

13

The use shall be limited to the type of operation described in the staff report,
subject to conditions. Any change in the operational characteristics
including, but not limited to, type of service provided, hours of operation,
number of patrons, size of the restaurant/event venue, and lease terms for
off-site parking, 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(0)].

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.

Permits shall be obtained for all signs according to the provisions of the
Costa Mesa Sign Ordinance

A minimum of 14 trees shall be provided on site, half of which shall be 24-
inch box Agonis flexuosa trees.

Farmer’'s Market hours shall not coincide with any other operations of the
church property for assembly use, classrooms, dance halls, or other events
so that the available parking shall be strictly provided to the Farmer’'s Market.
A minimum of two parking spaces per booth shall be provided; one parking
space per vendor and one space for customers.

If parking shortages or other parking-related problems arise on- or off-site,
the applicant or operator shall institute whatever operational measures are
necessary to minimize or eliminate the problem, including, but not limited to,
revision of operating hours, reduction of the vendor area, under the direction
of the Planning Division.

Hours of operation shall be during a window between 9:00 a.m. and 3:00
p.m. Commencement of market operations including but not limited to
vendor set up, shall begin no earlier than 8:00 a.m. and take-down shall end
no later than 4:00 p.m.

Motor vehicles shall not be allowed to idle in the parking lot during set up or
breakdown of the farmers market.

Amplified sound and/or use of outdoor speakers shall be prohibited during
operations of the farmers market.

A Farmers Market Manager shall be present during all hours of operation
who shall direct the operations of all vendors participating in the market and
verify that the requisite number of individual booth are operated by local,
independent and small-scale farmers and artisans.

The Farmers Market manager shall obtain and have on site all operating
and health permits during the hours of operation.

The name and contact information of each vendor shall be prominently
displayed at their booth.
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PA-14-41

A maijority of the vendors shall be dedicated to the sale of farm products such
as fruits, vegetables, nuts, herbs, eggs, honey, livestock food products
(meat, milk, cheese, etc.), or flowers and value added farm products such as
baked goods, jams, and jellies. The sale of second-hand items shall be
limited to no more than one third of the vendor booths.

Access to adequate sanitary facilities, including restrooms, shall be provided.
A minimum of 42 percent of the total lot area (both the Church and St. John
Manor parcels) shall be provided as required open space, per the
development standards of the PRD-HD zone.

The applicant shall maintain free of litter all areas of the premises under
which applicant has control The farmers market manager shall provide
containers for recycling, composting and waste removal in accordance with
all applicable codes. Refuse not contained within the trash enclosure shall
be removed from the property at the close of the farmers market.

The conditions of approval and Code requirements of Planning Application
PA-14-41 shall be blueprinted on the face of the site plan as part of the plan
check submittal package.

The use shall be conducted, at all times, in a manner that will allow the quiet
enjoyment of the surrounding neighborhood. The business owner shall
institute whatever security and operational measures are necessary to
comply with this requirement.

A maximum of six portable signs may be posted during farmers market
time periods on Friday, Saturday, and Sunday. All portable signs shall be
removed at the close of the day of the Farmers Market.

A-frame signs shall be located on private property and not within the City’s
parkway or public right-of-way.

Other than a solo musician (i.e. guitarist), there shall be no live bands or
live musical entertainment during the Farmer's Market. Solo performances
shall not involve sound amplification.

Applicant/operator shall promote the use of eco-friendly / reusable bags
as opposed to plastic bags to the extent possible. For example, natural
fiber bags may be offered for sale at the Farmer's Market to promote their
use and minimize the need for plastic bags.

Temporary lighting (including automotive headlights) during set up and/or
break down of the vendor booth area shall be directed away from St.
John’s Manor residents and neighboring residents.

Within 60 days of commencement of the farmers market, or full operation
of eight market events, whichever comes first, the applicant shall provide
a letter report to the City indicating how resident concerns (as applicable),
including but not limited to the residents of the St. John’s Manor senior
housing complex, were resolved and how parking issues were managed
to the Development Services Director for review and approval.

The applicant may submit a request to the Development Services Director
for the approval of minor changes to the hours of operation of the Farmer’s
Market. A minor amendment to the operations would involve: (1)
Adjustments of the operational hours on Saturdays by no more than two
hours; (2) Addition of one weekday market event while church assembly
is not occurring; (3) Increase in the number of vendor booths by no more
than five additional booths.



PA-14-41

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.

Parks
Pkwys.

1

Approval of the planning application is valid for one (1) year 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) obtains building permits
for the authorized construction and initiates construction; and/or 2) obtains a
business license and/or legally establishes the business. If the applicant is
unable to establish the use/obtain building permits within the one-year time
period, the applicant may request an extension of time. The Planning Division
must receive a written request for the time extension prior to the expiration of
the planning application.

Once the use is legally established, the planning application herein approved
shall be valid until revoked. The Development Services Director or his/her
designee may refer the planning 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.

Permits shall be obtained for all signs according to the provisions of the Costa
Mesa Sign Ordinance.

Street addresses shall be displayed on the freestanding sign or, if there is no
freestanding sign, on the fascia or store front adjacent to the main entrance
of the building, in a manner visible to the public street. Numerals shall be a
minimum 12” in height with not less than %” stroke and shall contrast sharply
with the background.

A business license shall be obtained prior to the initiation of the business
approved under this application.

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.

Two (2) sets of detailed landscape and irrigation plans, which meet the
requirements set forth in Costa Mesa Municipal Code Sections 13-101
through 13-108, 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. Landscaping and irrigation shall
be installed in accordance with the approved plans prior to final inspection or
occupancy clearance.

Street trees in the front setback shall meet with the approval of the parks and
parkways division. Street trees shall be Arbutus ‘Marina’, 15-gallon minimum
size, spaced at 30’ on center along East Bay Street and Pyrus calleryana
‘Chanticleer’ 15-gallon minimum size, spaced at 30’ on center along Orange

Avenue.
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Bldg. 9.
10.
WQMP 11.

PA-14-41

Comply with the requirements of the 2013 California Building Code, 2013
California Electrical Code, 2013 California Energy Code (or the applicable
adopted California Building Code, California Electrical Code, 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.

Provide a plan to the County of Orange Health Dept. for review and approval.
Prior to or concurrent with submittal of plans for grading/building plan
check/submittal of the final subdivision map for engineering plan check,
applicant shall prepare and submit documentation for compliance with the
state Water Resources Control Board (SWRCB) Water quality Order 99-08-
DWQ); National Pollutant Discharge Elimination System (NPDES) Permit No.
CAS000002 for Storm Water Discharges Associated with Construction
Activity (General Permit); the California Regional Water Quality Control Board
(RWQCB) Santa Ana Region Order No. R8-2002-0010 and NPDES Permit
No. CAS618030; and the City of Costa mesa Ordinance No. 97-20 for
compliance with NPDES Permit for the City of Costa mesa. Such
documentation shall include a Storm Water Pollution Prevention Plan if over
1 acre and a Water Quality Management Plan (WQMP) identifying and
detailing the implementation of the applicable Best Management Practices
(BMPs).

SPECIAL DISTRICT REQUIREMENTS

The requirements of the following special districts are hereby forwarded to the applicant:

AQMD

CDFA

1.

2.

Applicant shall contact the Air Quality Management District (AQMD) at
(800) 288-7664 for potential additional conditions of development or for
additional permits required by AQMD.

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



RESOLUTION NO. PC-15-

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF COSTA
MESA DENYING PLANNING APPLICATION PA-14-41 FOR ESTABLISHMENT
OF A FARMERS MARKET AT 183 E. BAY STREET (ST. JOHN THE DIVINE
EPISCOPAL CHURCH)

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY RESOLVES AS
FOLLOWS:

WHEREAS, an application was filed by The Reverend Paul DeVaul, Rector, representing the
Bishop the Episcopal Church of Los Angeles for the Saint John the Divine Episcopal Church located
at 183 E. Bay Street, requesting approval of the following conditional use permit for establishment of
an outdoor farmers market at 183 E. Bay Street in the PDR-HD zone:

WHEREAS, a duly noticed public hearing was held by the Planning Commission on June 8,
2015, with all persons provided an opportunity to speak for and against the proposed project;

BE IT RESOLVED that, based on the evidence in the record and the findings contained in
Exhibit A, the Planning Commission hereby DENIES Planning Application PA-14-41 for

establishment of a farmers market with respect to the property described above.

PASSED AND ADOPTED this 8t" day of June, 2015.

Robert L. Dickson, Jr., Chair
Costa Mesa Planning Commission
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STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

[, Claire Flynn, Secretary to the Planning Commission of the City of Costa Mesa, do
hereby certify that the foregoing Resolution was passed and adopted at a meeting of the City
of Costa Mesa Planning Commission held on June 8, 2015 by the following votes:

AYES:COMMISSIONERS

NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Claire L. Flynn, Secretary
Costa Mesa Planning Commission

A



EXHIBIT “A”

FINDINGS

A. The proposed project does not comply with Costa Mesa Municipal Code Section 13-
29 (e) because:

a. The proposed use is not compatible and harmonious with uses both on site
and those on surrounding properties.
b. The project is not consistent with the Generali Plan.

B. The information presented does not comply with Costa Mesa Municipal Code Section
13-29(g)(2) because:

a. The proposed use is not compatible with developments in the same general
area.

b. Granting the conditional use permit will be detrimental to the health, safety and
general welfare of the public or other properties or improvements within the
immediate vicinity.

c. Granting the conditional use permit will allow a use, density, or intensity which
is not in accordance with the General Plan designation for the property.

C. The Costa Mesa Planning Commission has denied PA-1441. Pursuant to Public

Resources Code Section 21080(b)(5) and CEQA Guidelines Section 15270(a), CEQA
does not apply to this project because it has been rejected and will not be carried out.

AL
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ST. JOIIN TIIK DIVINK
KEPISCOPAL CITURCII

183 E. Bay Street

Costa Mesa Ca. , 92627
949-548-2237
rector@stjohncm.org

May 19, 2015

City of Costa Mesa Planning Department
& Planning Commission Board Members

Re.: Farmers Market CUP application for 183 E Bay Street
Planning Dept. Staff and Board members:

St John the Divine Episcopal Church is planning two phases of improvements. Phase | is a parking
lot expansion (& landscape design) to accompany the proposed Farmers Market CUP application.
The larger parking lot will accommodate the growing size of the congregation and allow the church
to serve the community through programs such as the farmers market. The goal of the farmers
market is to provide locally sourced produce and goods to the neighborhood St. Johns serves in a
way that is affordable and convenient.

Phase Il will be the building improvements to the church campus. The current facility is not
adequate for the congregation and its weekly activities. For example there is no room for youth
groups or study groups to meet concurrently on Sunday mornings. Office space is inadequate as
well. Phase Il will replace the current one story office and classroom complex with a two story
building in the same footprint. The new building will provide increased classroom and office space
as well as updated and adequate restroom facilities. The current Guild room will be demolished
and in its place a new Guild/Public Meeting Room/Kitchen constructed in the current courtyard
location. The Chapel will be remodeled, adding approximately 300 -500 SF. The building
improvements will provide more room for our current congregation and allow for future growth.

Details of the Farmers Market operations are as follows: Market day will be Saturdays from 9am- 3
pm. This will be a weekly event throughout the year. We are planning on having (15) 10’ X 20’
vendor booths. The vendors will park adjacent to their booths. On market day there will be 46
parking spaces available for customers. Four security and parking attendants are planned. Two will
be assigned to the driveways, one at the entrance and one at the exit. There will be one attendant
assigned to monitoring compliance for the “No Parking Zone” on the North side of E. Bay St. The
remaining attendant will be assigned to the parking lot management and vendor needs.

Proposed sighage is as follows: Banners will be located on the West end of the classroom building
and on the corner at E. Bay St. and Orange Ave. Banners will state the dates and times for Market
day along with the contact number for further information. Signs will be placed at the entrance
and exit to the customer parking area. The West driveway will be “Entrance Only”; the East
driveway will be “Exit Only”. Also “No Farmers Market Parking” signs will be located on the North
side of E. Bay St. directly across from the church. The signs will be spaced every 50’ for 200’, East
and West of our parking center line for a total 400’ of “No Market Parking” on the North side of E.
Bay St. These are temporary signs to be put out and removed on Market days only. (Typical “A-
frame” reflective traffic control barricade.)

A\



In a previous meeting with the planning staff the parking needs of the church were discussed and it
was determined that the 80 proposed parking spaces would accommodate the congregation. (The
current number of parking spaces is 46.)

There is no conflict in schedule between Church activities and the Farmers Market on Saturdays.
Therefore there is no additional demand for parking, other than the vendors and customers.

Sincerely,

Father Philip DeVaui
Rector, St. John the Divine Episcopal Church



183 E. Bay Street

Costa Mesa Ca. , 92627
949-548-2237
rector@stjohnem.org

May 18,2015

Antonlo Gardea

Claire Fiyn

Minoo Ashabi

City of Costa Mesa Planning Department

Re.: Signage and Traffic Control for proposed Framers Market
Dear Antonio, Claire and Minoo:

We had been asked to outline our plans for signage and traffic control on market days (Saturdays, 9am-3pm).
Following are our proposals:

Signage:

1. Banners to be located on the West end of classroom building and on the corner at E. Bay St. and Orange Ave.
Banners will declare dates and times for market activity along with contact number for further information.

2. “NoFarmers Market Parking” signs to be located on North side of E.Bay Street directly across from the church.
Signs will be spaced every 50’ for 200’, East and West of our parking drive center line. Total 400’of “No Market
Parking” on North side of E. Bay St. These are temporary signs to be put out and removed on Market days only.
Typical “A “frame reflective traffic control traffic barricade. An example can be found at :

athttp://www.speedbumpsandhumps.com/traffic-control-and-safety/bamers-and-banicades/econocade-type-
1-barricade

3. Signs to be placed at entrance and exit to customer parking areas. West drive to be “Entrance Only”. East drive to
be “ Exit Only”

Market day parking and crowd attendants are planned as well. We are proposing four attendants. Two will be assigned
to the drives, one at entrance and one at exit. There will be one attendant assigned to monitoring compliance for No
Parking zone on North side of E . Bay Street as well. The remaining attendant will be assigned to interior parking
management and vendor needs.

This should get us started. If any problems arise as we get going or if issues arise with our surrounding community, we
will of course adjust to needs as they evolve.

Sincerely,

Father Philip DeVaul
Rector, St. John the Divine Episcopal Church
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The Eastside Farmer’'s Market

A proposal to the City of Costa Mesa

from St. John the Divine Episcopal Church

183 East Bay Street, Costa Mesa, CA 92627-2145
(949) 548-2237

Father Philip DeVaul, Rector (rector@stjohncm.org)
Jim Gatewood, PhD, Farmer's Market Committee Chair
(jvgatewood@yahoo.com)

Mission Statement

The mission of the Eastside Farmers Market is to celebrate and support the activities of
local, independent and small-scale farmers and artisans selling the highest quality of
affordable fruits, vegetables and other products to neighbors and friends living in our
community. As an organization with deep roots in Costa Mesa, St. John the Divine
seeks to enhance the quality of life for our local community by promoting meaningful
relationships with the people who grow and make our food, to foster dialogue and
promote education about the value of locally sourced products, and to use proceeds
from the Eastside Farmer's Market to support a wide range of charitable activities that
promote the social good.

Overview

As part of its ongoing mission to serve the greater community of Costa Mesa, St. John
the Divine Episcopal Church proposes the development of a farmer’s market to be held
on our church property at 183 East Bay Street, Costa Mesa, on Monday afternoons from
3:00 p.m. until 7:00 p.m. throughout the calendar year. The Eastside Farmer's Market
would serve multiple purposes: it would provide a venue for farmers and vendors of
locally sourced goods to sell the highest quality of fruits, vegetables and artisan foods
to customers living and working in our surrounding neighborhoods, thus supporting
local businesses and promoting commerce within Costa Mesa; it would serve as an
important gathering point for our community, fostering a spirit of friendship,
cooperation and civic engagement among the men, women and children of Costa
Mesa, providing educational opportunities on the benefits of fruits and vegetables to
the American diet while also promoting relationships between consumers and the
farmers who grow their foods; and, most importantly, the revenue generated by St.
John the Divine from the Eastside Farmer's Market would be used solely for operational
expenses of the market and to support the work of several nonprofit organizations with
whom we are affiliated whose mission is to enhance the quality of life for Orange
County’s homeless and working poor populations. In short, the Eastside Farmer’s
Market would serve as a driving force for social good while also providing a valuable
service to our neighbors in Costa Mesa.
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183 E. Bay Street

Costa Mesa Ca. , 92627
949-548-2237
rector@stjohncm.org

April 9, 2015

Claire Flyn

Minoo Ashabi

City of Costa Mesa Planning Department

Re. : Farmers Market CUP application for 183 E Bay Street

Dear Claire and Minoo:

Several questions regarding scope of work and scheduling have come up as we move forward with the
planning and permitting of our proposed Farmers Market and Building Improvements at St John The
Divine Episcopal Church. Below are our responses to those most recent questions asked by the City of
Costa Mesa Planning Department :

1. Wil Phases One (Parking Improvements/Farmers Market) and Two ( Bullding construction) be submitted at the
same time?

At this time we would like to consider only the CUP for the Farmers Market. As requested ,we are
however providing a project description for both phases .

2.There Is currently an approved CUP for Pre school activity at St. Johns. What Is Its status ?

There has not been a preschool operating at any time in the past and there are no plans for a preschool
facility at St. Johns at this time. We would like to see this as an option in the future. The classrooms are
currently utilized only for Sunday School activity and during worship. During the week there are daily
recovery group meetings taking place as well.

3.What Is the Church activity schedule as it relates to the operation ofthe Farmers Market?

Scheduling conflicts with Church activity and Farmers Market are minimal. The market is set to run on
Tuesdays from 3-7 PM. The only use of church facilities on that day and during those hours is the Tuesday
evening Alcoholics Anonymous meeting held in the guild room. The meeting starts at 7:00PM. Meeting
will be moved to 7:30 PM.

4. What are the detalls of the Farmers Market operations.
A.) We are planning on having (15) 10’ X 20 * vendor booths. This is well within the 4,000sf allotted.
B.) Market day will be Tuesday; hours are from 3 - 7 PM. This will be a weekly event , expected to be
active throughout the year
C.) Vendor parking spaces will be added to the site plan.
D.) The goal is to provide locally sourced produce and goods to the neighborhood St.Johns serves ina
way that is affordable and convenient.

5.) What are the details for the Phase Two building project :
A.) Why are more classrooms being added?

Current facility is not adequate for the congregation and its weekly activity as it stands. For example
there is no room for youth groups or study groups to meet concurrently on Sunday mornings. Office space is
madequate as well. The addition of classrooms will give us some room for our current congregation and allow
for some growth as well.
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6.) Is the seating in the chapel fixed or loose?

The seating will not be fixed. This will allow greater flexibility as we envision this space as multipurpose not
just worship space. Loose seating gives us many options for offering this space to the community for its use as
well.,

7.) On Sundays -outside of the Chapel, what other spaces are used?

We currently have three classrooms and the Guild room which are utilized on Sundays, along with the chapel.
Child care and K-6 Sunday school take place in the classrooms. The Guild hall is utilized for coffee etc.
between services.

8.) An overall project description?

The Phase two project, when completed, will result in the replacement of the current one story office and
classroom complex with a two story building in the same footprint. The new building will provide increased
classroom and office space as well as updated and adequate restroom facilities. The current Guild room will be
demolished and in its place a new Guild/Public Meeting Room/Kitchen constructed in the current courtyard
location. The Chapel will be remodeled , adding approximately 300 -500 SF.

Sincerely,
Father Philip DeVaul
Rector, St . John the Divine Episcopal Church

Signature
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“The mission of the Eastside Farmers Market is to celebrate and support the activities of local, independent
and smallscale farmers and artisans selling the highest quality of affordable fruits, vegetables and other
products to neighbors and friends living in our community. As an organization with deep roots in Costa
Mesa, St. John the Divine seeks to enhance the quality of life for our local community by promoting
meaningful relationships with the people who grow and make our food, to foster dialogue and promote
education about the value of locally sourced products, and to use proceeds from the Eastside Farmer’s
Market to support a wide range of charitable activities that promote the social good.”

Costa Mesa was incorporated in 1953. St. John the Divine began its ministry to Costa Mesa just two years
later. Over the last 60 years, the fortunes of both the church and the city have waxed and waned. At the
present moment, both are experiencing an exciting resurgence. As the housing market continues to
rebound in Costa Mesa, and younger families move in, and we see areas like 17th Street, West 19* St., and
Bristol & Baker, become centers of a new culture, in the meantime, the Episcopal church of St. John the
Divine has grown in attendance by over 50% in the last two years, and is entering a new, vibrant chapter of
its life and ministry to this city.

We find ourselves situated on the East Side - a neighborhood at the forefront of Costa Mesa’s cultural and
economic ascent. We see statistics that show people desiring less mobility and more stable community
structures. In short, people want to have a neighborhood to call their own. They don’t just want to live
somewhere - they want where they live to be their community. Meanwhile, we feel a deep calling based on
our Christian foundation to foster real community, friendship, neighborliness. It’s in our DNA as the
Church to figure out positive and practical ways to transform the neighborhood around us into a more
loving, life-giving place to live. And we have a very obvious resource to aid us in our mission: We have open
space where people can gather.

Our desire is to create a farmer’s market that will utilize our space for the purpose of bringing people
together, to support local small businesses (with a particular emphasis on Costa Mesa), to promote healthy
and sustainable food purchasing and eating, and to foster the kind of friendly, neighborly community the
East Side deserves.

In a recent study, Costa Mesa was listed as the 4" most economically diverse city in the country. This means
that we have people with great resources, people with few resources, and everyone in between all living
together. The Church has a very explicit call to care for and work with the poor of this world. But how we
do that can oftentimes fluctuate between ineffectual and alienating to neighbors. The East Side Farmer’s
Market will donate 25% of all sales to Costa Mesa based community outreach and development
organizations. Essentially we will be providing well-resourced people with a product that is beneficial to
them, while using a large portion of the money they spend to help fund organizations that work effectively
to alleviate homelessness and poverty in Costa Mesa, all the while supporting local small businesses. In this
way, the Farmer’s Market will be a boon to people of every income level, whether they shop with us or not.
It will recognize and facilitate the need for community on the East Side, highlight some of the great up-and-
coming entrepreneurs of the city, and address the issue of homelessness in a thoughtful, pragmatic way.
This market has the potential to be a great marriage of the life of the city and the life of our church.
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St. John the Divine — A Church Rooted in Community

St. John the Divine Episcopal Church broke ground in 1955, only two years after the
incorporation of Costa Mesa as a city. From its earliest inception when the congregation
worshipped, held Sunday School and celebrated parish activities in a modest one-story
building that now serves as our guild room, St. John the Divine has been actively
involved in the life of our city and its myriad community-based organizations, working to
fulfill our mandate “to serve the needs of our community as an expression of God's love
through purposeful prayer, education, worship and service.” We have a longstanding
history of service to our community, with a focus on providing assistance to the working
poor and homeless through programs and organizations such as Laundry Love, Share
Our Selves our Girls Friendly Society and the Daughters of the King. We envision the
Eastside Farmer’s Market as another step forward in our church'’s history of service: we
want to bring healthy foods to our neighbors while at the same time generating
revenue that will support the endeavors of nonprofits working to address the challenges
of homelessness and hunger within Orange County.

Why a Farmer's Market?

The farmer's market is a natural outgrowth of our history of service in Costa Mesa.
Farmer’s markets have enjoyed incredible popularity over the last several decades
because of their ability to bring products directly from the farm to the consumers’
tables, often providing fruits and vegetables that were picked only hours earlier.
According to the USDA's agricultural marketing service, there are currently over 8,100
farmers markets listed in its National Farmers Market Directory. This number reflects a
dramatic increase from just a decade ago when there were only 1,744 farmers markets
operating in the United States. Renewed interest in farmer’s markets reflects a shift in
American attitudes toward the food we consume and a desire to make fruits and
vegetables a substantial part of our diets. “Farmer markets are a critical ingredient to
our nation’s food system,’ says former USDA Deputy Secretary and current director of
the George Washington University Sustainability Institute, Kathleen Merrigan. “These
outlets provide benefits not only to the farmer looking for important income
opportunities but also to the communities looking for fresh, healthy foods.”' As a
church community, we see it as part of our mission to educate our community about the
benefits of fresh fruits and vegetables while also promoting the invaluable but
sometimes overlooked contributions made by the men and women who grow our
foods. ‘

Farmer's markets benefit the communities they serve by strengthening social ties and
providing opportunities for men, women and children from diverse social backgrounds

! Tracie Cone, “Number of Farmers Markets in the United States Surges,” Huffington Post
17 8449

accessed on August 3, 2014 at 3:00 pm
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to come together in a spirit of friendship and cooperation. While farmer’s markets exist
to sell goods and services to would-be consumers, they have the added benefit of
providing a space where friends can socialize, where people can discuss pressing
neighborhood issues, or where community-based organizations or local politicians may
come to speak with constituents. Farmer’s markets play a role once occupied by public
squares in small towns and communities throughout our country. According to one
report authored by a coalition of farmer’s markets in New York, customers frequently
cite the "experience” of visiting a farmer’s market as their primary reason for shopping
in them. Farmer’s markets are often venues of civic engagement; it is not unusual for
politicians or nonprofit organizations to visit farmer's markets and to raise awareness
about issues directly impacting our local government. The Eastside Farmer's Market
would serve as a viable community resource; we hope to utilize the experience and
expertise of individuals such as Jenny Ross, a member of our organizing committee and
proprietor/chef of Costa Mesa restaurant 118° Degrees, and others to provide
educational programming at our market to enhance individual understanding about the
added benefits of fruits and vegetables as part of our everyday diets.

While there are many excellent options from which to purchase fruits and vegetables in
Costa Mesa, few offer customers the opportunity to source all of their foods locally.
Larger retailers are often required to ship in fruits and vegetables from other states and
from other countries in order to provide their customers with a wide variety of produce;
food in the United States travels an average of 1,500 miles to get to consumers’ plates.
Shipping foods from such long distances has a net negative environmental impact,
promoting the excessive use of fossil fuels, the use of pesticides and other preservatives
that ensure “freshness” and extra packaging necessary to sustain freshness. Farmer's
markets source entirely from farmers and vendors located within a relatively short
distance from the market. It is our intention at the Eastside Farmer’s Market to source
from vendors within a 60-mile radius, covering the greater Southern California area, and
to — whenever possible — use vendors who only sell organic goods free from pesticides.

Ultimately, and perhaps most importantly, the Eastside Farmer's Market would generate
revenue that would be allocated to organizations working to address the challenges of
homelessness in Orange County. We see a farmer's market as a win-win issue for our
community. We are able to provide our neighbors with a valuable service - fresh fruits
and vegetables and other locally produced goods — while at the same time raising
money for charities that are helping men, women and children in our county. This is no
small task: Orange County, the third largest county in California, is one of the least
affordable in the nation, with a general cost of living 63% above the national average.
Estimates of the homeless population vary from 12,000 to just over 18,000 adults and
some 28,000 school-age children, approximately 3.5% of all children attending schools
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in Orange County.?2 We are already partnering with organizations whose mission is to
alleviate some of these problems (including the need for clean, low-income housing)
through individual parishioner contributions of food, clothing and money, but the
revenue generated from vendors’ use fees and a percentage of their total profits from
goods sold at the Eastside Farmer's Market would provide a reliable, monthly source of
income to organizations such as Share Our Selves, Laundry Love, and the Project Hope
Alliance. It is not our intention to use the market as a venue for feeding or clothing the
homeless; instead, we would use money raised from the sale of produce and goods to
our neighbors to offer financial support to our partners. We see this as an important
aspect of our institutional mission and the farmer's market is a logical way for us to
support these efforts with sustained financial contributions.

How it Would Work - The Logistics of the Eastside Farmer’s Market
Days and Hours of Operation

Of the 38 farmer’s markets currently operating in Orange County, only two are located
in Costa Mesa: the farmer's market on the SOCO campus located at 3303-3323 Hyland
Avenue (operating on Saturdays) and the other located on the Orange County
Fairgrounds at 88 Fair Drive (operating on Thursday afternoons). The proposed Eastside
Farmer’s Market would operate on Monday afternoons from 3:00 pm until 7:00 pm.
Vendors would be able to set up their stalls at 2:00 pm and be required to vacate the
property at 8:00 pm.

Sourcing our Vendors

We would require that all vendor farms and businesses would be located within a 40-
mile radius of Costa Mesa with vendors outside of this radius being considered by the
administrator of the Eastside Farmer's Market on a case-by-case basis. Our purpose in
limiting the radius in which our food is sourced is to ensure that we are indeed
providing “locally sourced” food grown in the larger Southern California region and to
especially promote goods produced in and around the Orange County region. Jenny
Ross is serving as our point person to contract vendors for the market should we receive
approval for a conditional use permit from the City of Costa Mesa. Her expertise and
extensive range of contacts will be an extraordinary asset as we move forward in this
endeavor.

The Kinds of Goods to be Sold at the Eastside Farmer’s Market
Each vendor’s application would clearly define the types/kinds of goods they would sell
at the market and at the time of application would provide current copies of any

2 Source:

accessed on August 8, 2014 at 11:19 a.m. See also David Montero, “More than 12,700
homeless in O.C., nonprofit's analysis says,” Orange County Register, September 24,
2013 accessed online at http://www.ocregister.com/articles/homeless-527830-county-
people.html on August 8, 2014 at 11:21 a.m.
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permits insurance and licenses applicable to the sale of their products. Any vendor
selling prepared foods and baked goods would require current Orange County Health
Department Food Worker Cards and applicable operating permits issued by the
Orange County Health Department and be required to display these permits at their
stall during the period of operation.

Products sold at the Eastside Farmer's Market would be limited to three categories,
listed below as A though C.

A. Fresh Farm Products:

Includes fresh fruit and vegetables, herbs, nuts, honey, dairy products, eggs, poultry,
mushrooms, meats and fish. Also included in this category are fresh grown flowers,
nursery stock and plants. All fresh farm products must be grown or produced by the
seller.

B. Value added Farm Products:

Includes preserves, jams and jellies, syrups, salsas, smoked or canned meats or fish,
dried fruit, flours, salad dressings and limited on-site processed farm food such as
roasted peppers and roasted peanuts, nursery stock and plants. All value added farm
foods must be made from raw products/ingredients, a majority of which are grown and
produced by the seller. Nursery stock and plants must have value added from original
state.

C. Processed Foods:

Includes juices, preserved foods, salad dressings, jams, pastries, pasta, granola,
cookies, muffins, breads, pies and related take home desserts. Vendor must be an
active owner/operator of the business and may not be operating under a franchise
agreement. Processed foods must be produced by the vendor from raw ingredients.
Vendors in this category are those who have cooked, baked or otherwise treated the
product they sell. No commercially prepared dough mixes, crusts, shells or fillings are
allowed. All processed foods must have the proper permits and must carry product
liability insurances. Copies of proof of insurance must be provided to market manager.

Operational Procedures

All vendors would need to be set up and ready to sell by the market's start time.
Vendors with vehicles would need to arrive at least 30 minutes to market opening, and
as early as one hour before market start time. Vendors with vehicles who arrive less than
30 minutes before the Market opens run the risk of having to load off from the parking
area and transport items to the assigned stall. Vendors who offload onto their stall must
remove their vehicle from the Market area within 30 minutes of start time.

Additionally, vendors would be asked to park their vehicles out of the customer parking
area to maximize the number of spots available to customers and neighbors living
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within the area (see subsequent section on parking).

All vendors would be required to post a sign identifying the name of the farm/business
represented and where it is located. Signs would not be smaller that 24-inches by 8-
inches high. All goods for sale would be clearly marked with their prices. This can be
done individually or on a larger sign that is clearly readable. This is a critical component
of providing a reputable farmers market, allowing customers to refer to growers and
businesses by name and allowing us to handle any consumer complaints in a timely and
orderly fashion.

Vendors would required to clean up after themselves and to provide receptacles for
garbage from consumers. Vendor space must be maintained in a clean, safe and
sanitary manner. Vendors are responsible for taking away any trash or garbage that is
generated in or around their booths and sweeping up any product debris left on the
ground. Farmers would not be permitted to dispose of produce waste, overripe or
leftover produce or boxes in any onsite garbage cans or dumpsters.

Vendors who do not clean up at the end of the Market may receive a $25 fine and/or
termination of their contract with the Eastside Farmer’s Market.

Parking

We are dedicated to being considerate neighbors who are mindful of any impacts that
our proposed farmer’s market would have upon the surrounding community. As part of
the process of creating a farmer’s market, we want to take seriously the need to provide
ample parking for our vendors/customers while at the same time not displacing our
neighbors who park in the immediate vicinity of the church. We will require all of our
vendors to park on Newport Boulevard, a large industrial road that parallels the 55
Freeway. There is always ample parking along this corridor from 20* Street (to the west
of Bay) and 21% Street (to the east of Bay). While there is extensive street parking in the
neighborhoods surrounding St. John the Divine Episcopal Church (along E 21% Street
toward Tustin Park; along E 20" Street toward Woodland Park; along Orange Avenue
from Bay all the way toward 17" Street; and along Fullerton Avenue from Bay to 17t
Street), we are actively pursuing additional options for overflow parking in the
immediate vicinity and plan to approach St. Joachim’s Catholic Church and School
(located at 1964 Orange Avenue, Costa Mesa, CA 92627) among others to inquire
about the use of their parking lot during the period of our farmer’s market.

We also plan to create a marketing campaign that will encourage people to walk/bike
to the market to reduce the flow of car traffic coming into the area. We will purchase
additional racks for bike parking and will adopt plans that will reward customers who
come by bike or on foot to the market (giveaways, raffle tickets, coupons, etc.)

St. John the Divine, Eastside Farmer's Market,grrsﬁosal to the City of Costa Mesa 6



Compatibility with the General Uses of the Surrounding Neighborhood
We hope it is clear from the information above that our proposed farmer’s market
intends to offer a valuable service to our surrounding neighbors and would not be
“materially detrimental to other properties in the same area.” If anything, as a church
community, we want to foster collaboration, mutual respect, and fellowship with our
neighbors and will work closely with them to make this farmer’s market a success. The
size, scope, date and time of the farmer’s market, and desire to promote this as a
"neighborhood” endeavor generated by people within the surrounding community for
people within the surrounding community reflects our heartfelt wish to make this a
positive experience for everyone involved. To that end, we plan to meet with our
neighbors to discuss our farmer’s market, to receive feedback and incorporate
suggestions/concerns into the actual week-to-week operation of the market.

Conclusion

We are excited to work with the City of Costa Mesa to secure a conditional use permit
for the development of the Eastside Farmer's Market. We believe this is an important
project that will be well received by our neighbors and by those who support the
causes this will ultimately go to support. We thank you in advance for your
consideration and look forward to speaking with you in greater depth about our
proposed market.

St. John the Divine, Eastside Farmer’'s Market, Proposal to the City of Costa Mesa
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FRESH FOOD. GOOD PEOPLE.

“The mission of the Eastside Farmers Market is to celebrate and support the
activities of local, independent, and small-scale farmers and artisans selling the
highest quality of affordable fruits, vegetables and other products to neighbors

and friends living in our community. As an organization with deep roots in Costa
Mesa, the Episcopal Church of St. John the Divine seeks to enhance the quality of
life for our local community by bringing our neighborhood together with the
people who grow and make our food, promoting education about the value of
locally sourced products, and supporting Costa Mesa based community
development organizations.”
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Costa Mesa was incorporated in 1953. St. John the Divine began its ministry to Costa Mesa just two
years later. Over the last 60 years, the fortunes of both the church and the city have waxed and waned.
At the present moment, both are experiencing an exciting resurgence. As the housing market continues
to rebound in Costa Mesa, and younger families move in, and we see areas like 17th Street, West 19th
St., and Bristol & Baker, become centers of a new culture, in the meantime, the Episcopal church of St.
John the Divine has grown in attendance by over 50% in the last two years, and is entering a new,
vibrant chapter of its life and ministry to this city.

We find ourselves situated on the East Side — a neighborhood at the forefront of Costa Mesa’s cultural
and economic ascent. We see statistics that show people desiring less mobility and more stable
community structures. In short, people want to have a neighborhood to call their own. They don’t just
want to live somewhere — they want where they live to be their community. Meanwhile, we feel a deep
calling based on our Christian foundation to foster real community, friendship, neighborliness. It’s in
our DNA as the Church to figure out positive and practical ways to transform the neighborhood around
us into a more loving, life-giving place to live. And we have a very obvious resource to aid us in our
mission: We have open space where people can gather.

Our desire is to create a farmer’s market that will utilize our space for the purpose of bringing people
together, to promote and support local small businesses (with a particular emphasis on Costa Mesa), and
develop a fuller sense of neighborhood on the East Side. We do this with good food, sourced or made
responsibly and creatively. And we do all of this conscientiously.

A recent article in the OC Weekly stated that Costa Mesa is the 4th most economically diverse city in
the country. This means that we have people of great means and people with little to no resources living
in the same city — along with everyone in between. One of the core priorities of the Church is to care for
the poorer members of our community. We seek to do this entrepreneurially through our Farmer’s
Market. So 25% of all sales will go directly to local community development organizations — well
established non-profits focused on working with people on the margins to help bring them out of
poverty and work alongside them in order to get their lives back on track. So every vendor with which
we work is helping. Every costumer is lending a hand. This will be a Farmer’s Market not only with a
conscience, but with a heart for this city and the people who live in it. Good food, good people, good for
all involved.
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GENERAL NOTES

1 ALLWORK SHALL CONFORM TQO THE LATEST ADOPTED EDITIONS OF
ALL APPLICABLE BUILDING CODES, THE AMERICANS WITH DISABILITIES
ACT, AS WELL AS ALL OTHER LOCAL GOVERNING CODES AND
ORDINANCES

2 ITSHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO LOCATE
ALL EXISTING UTILITIES, WHETHER SHOWN HEREIN OR NOT, AND TO
PROTECT THEM FROM DAMAGE. THE CONTRACTOR SHALL BEAR ALL
EXPENSE FOR THE REPAIR OR REPLA CEMENT OF UTILITIES AND/OR
OTHER PROPERTY DAMAGED BY OPERATIONS IN CONJUNCTION
WITH THE EXECUTION OF THE WORK

3 CONTRACTOR SHALL MAINTAIN THE SITE IN A CLEAN AND ORDERLY
MANNER  ALL DEBRIS SHALL BE REMOVED FROM PREMISES, AND ALL
AREAS SHALL BE LEFT IN A BROOM-CLEAN CONDITION AT ALL TIMES
THE CONTRACTOR SHALL LOCATE AND MAINTAIN A TRASH BIN AT
THE SITE SUCH BIN SHALL BE OF ADEQUATE DIMENSION TO KEEP THE
SITE CLEAN AT ALL TIMES. THE BIN SHALL BE REMOVED AND EMPTIED
AS REQUIRED.

DUST RESULTING FROM SALVAGE. DEMOLITION AND REMOVAL
WORK SHALL BE CONTROLLED TO PREVENT THE IMPOSITION OF A
NUISANCE OR HAZARDOUS CONDITION TO THE ADJOINING
PORTION OF THE PROJECT. THE USE OF WATER WILL NOT BE
PERMITTED WHEN SUCH USE WOULD RESULT IN HAZARDOUS, OR
OTHERWISE OBJECTIONABLE CONDITIONS.

4 CONTRACTOR SHALL TAKE ALL NECESSARY PRECAUTIONS TO
ENSURE THE SAFETY OF THE OCCUPANTS AND WORKERS AT ALL
TIMES FIRE EXTINGUISHERS {OTHER THAN THOSE TO BE INSTALLED
UNDER THE GENERAL CONTRACT) SHALL BE PROVIDED ON SITE AT
ALL TIMES.

CONTRACTOR SHALL PROVIDE ALL REQUIRED PROTECTION
INCLUDING, BUT NOT LIMITED TO. SHORING, BRACING, AND ALL
SUPPORTS NECESSARY TQ MAINTAIN OVERALL STRUCTURAL
INTEGRITY OF THE BUILDING.

ALL DEMOLITION AND CUTTING SHALL BE PERFORMED IN A MANNER
AND BY METHODS WHICH ENSURE AGAINST DAMAGE TO EXISTING
WORK.

5. NO STRUCTURAL MEMBERS SHALL BE CUT TO ACCEPT PIPES, VENTS,
DUCTS, ETC., EXCEPT AS DETAILED OR SPECIFIED HEREIN.

7 ALL ELECTRICAL, MECHANICAL AND PLUMBING WORK SHALL
CONFORM TO THE REQUIREMENTS OF LEGALLY CONSTIUTED
AUTHORITIES HAVING JURISDICTION

8. ALL GLASS AND GLAZING SHALL COMPLY WITH ALL APPLICABLE
BUILDING CODES A§ WELL AS THE U S. CONSUMER PRODUCT SAFETY
COMMISSION, SAFETY STANDARDS FOR ARCHITECTURAL GLAZING
MATERIALS {47 FR, 13516 TITLE #16, CHAPTER 11, PART 1201}

¢ PROVIDE ATTIC DRAFT STOPS AND VENTILATION IN CONFORMANCE
WITH ALL APPLICABLE BURDING CODES

10 EXTERIOR OPENINGS SHALL COMPLY WITH ALL SECURITY
REQUIREMENTS AS QUTUNED IN ALL LOCAL BUILDING CODES
AND/OR ORDINANCES.

11 CONTRACTOR SHALL ASSIST QWINER IN OBTAINING “CERTIFICATE OF
OCCUPANCY" OR "OCCUPANCY PERMIT* AS NECESSARY

12 GENERAL CONTRACTOR SHALL SEAL ALL GAPS, HOLES, AND
CRACKS IN THE BUILDING CONSTRUCTION AS REQUIRED TQ
CONTROL INFILTRATION QF INSECTS AND RODENTS

SYMBOLS

—— DETAIL REFERENCE
—= SHEET NUMBER

DETAIL REFERENCE

—— ELEVATION NUMBER
ELEVATION REFERENCE
-—— SHEET NUMBER

—— SECTION NUMBER
SECTION REFERENCE

——— SHEET NUMBER
DOOR REFERENCE —— DOOR NUMBER
WINDOW REFERENCE —— WINDOW NUMBER
ROOM REFERENCE 101 ——— ROOM NUMBER
NOTE REFERENCE 1 ——— REFERENCE NOTE NUMBER
COLOR / FINISH P —— SEE COLOR FINISH NOTES
REFERENCE OR SCHEDULE SHEET
REVISION REFERENCE —— REVISION NUMBER
RESTROOM ACCESSORY ® RESTROOM ACCESSORY
REFERENCE NUMBER

ST. JOHN THE DIVINE EPISCOPAL CHURCH
PARKING LOT EXPANSION

183 E. BAY STREET, COSTA MESA, CA 92627

MANDATORY MEASURES OF CA GREEN BUILDING STANDARDS

Green Building Standards Code (CALGreen) Requirements

1. Applicabliity CALGreen residential mandalory measures shall apply lo every newly constructed
buiding or structurs

2 Imigatlon controllara, Aulomatic irrigation sysiem conlrollers for landscaping shall comply with the
following (CALGreen 4 304.1):

a. Controllers shall be weather- or soil moisture-based conlrollers (hal automatically adjust imigation
in respanse to changes in plants' needs as wealher conditions change
b.  Weather-based conlroBlers withoul inlegral rain sensors or communication syslems Lhal account
for local rainfall shall have a separate wired or wireless rin sensor which connects or
i with lhe Soil moisture-based conlroliers are nol required to have
rain sensor inpul.

J.  Joints and openings Openings in the building envelope separaling conditioned space fram
uncondllioned space needed to accommodate uliily and other penelrations must be sealed in
compliance wilh Lhe California Energy Code (CALGreen 4 406 1)

Exception: Annular spaces around pipes, electsic cables, conduits or olher openings in plales al
exterior walls shall be prolecled agains! the passage of mdenls by closing such opening with
cemani moriar, concrels masonry or a similar method accaptable to the enforcing agency

4. Construction waste reduction, disposal, and recycling, Reduce and/or salvage for reuse a
mimmum of 50 percent of the nonhazardous conslruction and demolilion debns {CALGreen
4.408 1}

Excaption: Excavaled sod and land-clearing debns

Exeeption: Altsmnala waste reduction methods developad by working wilh local agencies if
diversion ar recyde facilities capable of complianca wilh Lhis ilem do nol exial or are nol localed
raasonably closa lo he jobsile

5 waste plan. A ion wasle plan shall be
prepared and avaflable on sile during jon D i iance with

Lha plan shall be accessible during construction for the enforcing agancy (CALGreen 4 408 2) The
plan:
a demoiition wasle materials lo be diverted from disposal by

o bulk mixed (single siream)
¢ Identfy diversion faciities where Lhe construction and demolition wasle malsrials will be laken
d  Hdaniify conslruction methods employed (o reduce the amount of construction and demoRtion
wasle generaled

s Speafy thal the amount of construction and demolition waste malerials diverted shall ba
calculated by weight of volume, bul nol by both

4, Operatlon and maintenance manual. Prior o final inspeciion, a manual, compact disc,
wet-hased reference, of alhar acoeptable media which includes al of the following shall be placad
in the buiiding (CALGreen 4 410.1):

a. Directions to owner or occupant thal manual shall remain with the building Lhroughout the lifs
cyde of the struclure.
b.  Operation and maintenance instructions for the following:
1. Equipment and appliances, indluding waler-saving devices and systams, HVAG system,
water-haallng systems and other major appliances and equipment
Roof and yard drainage, induding gutiers and downspouls,

FA
3. Space itionir lems, including and air fillers.
4. Landscapa imigation systems,

5. Waler reuse systems.

. {nformation from local utility, water, and wasle recovary providers on methads to furlher reduce
resource consumplion, including recycle programs and localions

Public ransportation and/or campool options aveilable in the area.

e, Educational materiel an the posiiva impacts of an inferior relafive humidity between 30-60
percent and what methods an occupant may use lo mainiain the relative humidity level in thal

3

range

. Information about water-consenving landscape and imigatian design and controflers which
conserva water,

9. for mainkaining gutters and and the it of diverting waler al

loasl 5 feat away from Lhe ioundation
h.  Information on required rouline maintenance measures, including, but nol limiled o, caulking,

I Information ahout stale solar energy and incenlive programs avaitable
Jo A copy of all special Inspection verifications required by he enforcing agency or code
7. Covering of duct openings and of during At
the time of rough installation or during slorage on the conslruction sile and untd final slartup of he
heating and cooling equipment, all duct
be cavered with {aps, plastic, sheatmetal or alher methods acceptable lo the enforcing agency to
reduca the amounl af dust or debris which may collect in the system, (CALGreen 4 504 1)

PROJECT TEAM

CLIENT: GENERAL CONTRACTOR:

ST. JOHN THE DIVINE T.B.D.
EPISCOPAL CHURCH CIVIL: farhad rezai

183 E. BAY STREET

COSTA MESA, CA 92627 COAST ENGINEERING DESIGNS

TEL: 949-735-2049 10231 SLATER AVE, SUITE 201
FOUNTAIN VALLEY, CA 92708

ARCHITECT: yenny ng TEL: (714) 5930337

YENNY NG DESIGNS, INC

1524 BROOKHOLLOW DRIVE, STE. 6
SANTA ANA, CA 92705

TEL : (714) 425 8299

NOTE:

1. THE DISCHARGE OF POLLUTANTS TO ANY STORM DRAINAGE SYSTEM IS
PROHIBITED. NO SOLID WASTE, PETROLEUM BY-PRODUCTS, SOIL
PARTICULATE CONSTRUCTION WASTE MATERIALS, OR WASTEWATER
GENERATED ON CONSTRUCTION SITES BY CONSTRUCTION ACTIVITIES
SHALL BE PLACED, CONVEYED OR DISCHARGED INTO THE STREET,
GUTTER OR STORM DRAIN SYSTEM.

Green Building Standards Code (CALGreen) Requirements (Continued)

8. Adheslves, sealants, caulks, palnts, and coatings pollutant control, Adhesives (Inchding
carpet adhasives), sealanls, caulks, paints, and coatings shall comply wilh VOC limits per
CALGreen 4 504 2 Venfication of compliance shall bs provided al the request of the enforting
agency (CALGreen 4 504.2)

9. Carpet syslems. AN carpet inslailed In the building inlerior shall meel tha testing and product
requirements of ane of Iha following (CALGreen 4.504.3):

a  Carpel and Rug Instilute's Green Label Pius Program (all carpel cushion musi meet (he
requirements of this program).

b, Cakfomia Dapartment of Public Heaith Slandard Practice for the lesting of VOCs (Specification
01350)

©.  NSF/ANS| 140 al Ihe Gold fevel

d, Gold

10. Ragillent flooring systems, Al feast 80 percant of tha floor ama receiving resilient flooring shail
comply with one of or more of Ihe lolowing (CALGreen 4 504.4):

3 VOC emission limils defined in the Collaboralive for High Pariormance Schools (CHPS) High

b Products comphanl with CHPS arileda certified under the Greenguard Children & Schools
program
Certification under the Resillenl Floor Covering Institute (RFCI) RoorScore program
. Meel tha Calilomia Department of Public Health, “Slandard Meihod for the Testing and
Evaluation of Volaie Organic Chemical Emissions from Indoor Sources Using Environmental
Chambers,” Version 1.1, February 2010 (also known as Specification 01350)
11. Composite wood products. Hardwoad plywood, particleboard and medium dansity fiberboard
composite wead products used on Iha intenor or exterior of the buiding shall mee! the
requirements for formaldehyds as specfied in ARB's Air Toxics Control Measurs for Composile

a o

Wood {17 spacified in lhosa sectians, as shown in
CalGrean Tabla 4 504 5 The

a  Plywood 005

b Particle board 008

¢ Medium-densily fiberboard (MDF) o

d Thin MDF (/16 inch or less) 013

12, Moisture content of building matarials. malerials with visible signs of waler damage
shall nol be installed Wall and
sxcaed 19 parcant maisture conlanL. Moisture content shall be verified in compllance with the
following (CALGresn d 505 3);
a. Moisture contenl shall ba delemmined with eilher a probe-type o comtaci-typa moistura mater.
b. Moisture readings shall be laken al a paint 2 feet ta 4 feet from Ihe grade slamped end of each
piecs (o be verified,
e Alleast lhree random moisiure readings shall ba perfarmed on 'wall and floor framing wilth
documentalion acceptable (o the enforcing agency provided al lhe time of approval ts enclose
Ihe wall and fiaor framing.
Insulalion products which ara visibly wel or have high maisture content shall be replaced or
aflowed to dry prior to enclosure in wall or floor cavibies. Wet-applied insulation products shafl
follow the drying pror to endcsure,

13. Heallng and air<conditioning systsm design. Heating & ar-conditioning systems shall be
sized, designed, and have (heir equipmenl selected using the following methods (CALGreen
4507 2):

a  The heat loss and heal galn is eslablished according to ANSVACCA 2 Manual J, ASHRAE
handbooks, or olher equivalent design software or methods.

b.  Ducl sysiems are sized according to ANSYACCA 1 Manual D 2009, ASHRAE handbaoks, or
athar equivalent design software or methods

¢. Select heating and cooling equipment according lo ACCA 36-S Manual S or ather equivalent
deslgn software o methods

14. Plumbing fixtures. All residential buildings undergoing permitted aerations, additions, or
impfovements shall replace noncompliant plumbing fixtures with water-conserving phumbing
lixtures (CalGrean 3011 1)
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PLANNING REQUIREMENTS

THE ZONING REGULATIONS FOR PDR-HD DO NOT APPLY
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PROJECT SUMMARY

CURRENT CODES

ALL CONSTRUCTION SHALL COMPLY WITH:

CBC 2013 EDITION

CRC 2013 EDITION

CEC 2013 EDITION

CPC 2013 EDITION

CMC 2013 EDITION

CA ENERGY CODE 2013 EDITION

CA FIRE CODE 2013 EDITION

CA GREEN BUILDING STANDARDS CODE 2013 EDITION
HISTORICAL BUILDING CODE 2013 EDITION

EXISTING BUILDING CODE 2013 EDITION
INTERNATIONAL PROPERTY MAINTENANCE CODE 2012 EDITICN
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PROJECT DATA

ZONING:
PDR-HD PLANNED DEVELOPMENT RESIDENTIAL- HIGH DENSITY

LEGAL DATA:

PARCEL 2 OF PARCEL MAP NO. 82-380, BOOK 182, PAGE 24

OCCUPANCY:

A&B

TYPE OF CONSTRUCTION:
TYPEVB

SCOPE OF WORK:

PARKING LOT EXPANSION, INCLUDING NEW LANDSCAPE
DESIGN. NO CHANGES TO THE EXISTING STRUCTURE ARE
PROPOSED.

AREA TABULATION:

EXISTING FLOOR AREA: 5,137 SF
(NO FLOOR AREA IS BEING ADDED)

EXISTING COVERED WALKWAYS 1,937 SF
EXISTING DRIVEWAYS & PARKING 16,113 SF

FROPOSED DRIVEWAYS & PARKING 26,235 SF (54.7%)

PROPOSED OPEN SPACE 14,666 SF (30.6%)
SITE AREA 479758
PARKING:

€0 SURFACE PARKING SPACES PROVIDED
INCLUDES: 1 VAN ACCESSIBLE & 3 ACCESSIBLE SPACES
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1. The Use Of Flexible Connection is Recommended at The Inlet and Outlet Where Applicable.
2. The Cover Should be Positioned Over The Inlet Drop Pipe and The Oil Port.
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BENCH MARK:

ORANGE COUNTY 1E-112-91

ELEV. 88.505 FEET, 3 3/4" OCS ALUMINUM BENCHMARK DISK STAMPED "1E-112-91", SET IN
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Subject: FW: Proposed Eastside Farmer's Market and Town Hall Meeting at St John's Church 183
E. Bay on Monday June 1, 2015

COLGAN, JULIE

From: surfotog [surfotog@gmail.com]

Sent: Thursday, May 28, 2015 6:31 PM

To: Mayor; RIGHEIMER, JIM; MONAHAN, GARY; FOLEY, KATRINA; GENIS, SANDRA

Subject: Proposed Eastside Farmer's Market and Town Hall Meeting at St John's Church !83 E. Bay on Monday June 1,
2015

Dear Councilmen and Women,

I just received a flyer at my residence of 2077 Orange Ave. regarding a proposal for an Eastside Farmer's
Market at the _

Episcopal Church of Saint John the Divine located at 183 East Bay Street at its intersection with Orange
Avenue.

I do agree with their flyer's statement that St.John's "seeks to enhance the quality of life for our local community
by bringing our neighborhood together together with the people who grow and make our food....and supporting
Costa Mesa

based community development ....

I also appreciate their work in providing a location for the elderly and their participation in providing space for
substance abuse
healing.

I have a number of concerns to address:
TRAFFIC
1) St. John's occupies the area at the Southwest corner of the intersection of Orange Ave and Bay Street.

2) Orange Ave is a busy secondary traffic arterial of the Eastside of Costa Mesa. The 173 OCTA bus line
utilizes Orange Ave as

a Route Monday through Friday. There is a bus stop, (both a plus and a minus for their proposed market), at
the northeast corner

of St John's property.

3) If you research Costa Mesa Police Records you will find that the area from the intersection of Orange Ave
and 20th St, past Bay

Street, to the intersection of Orange Ave. and 21st, has more speeding violations issued than any other area
along the entire length

of Orange Ave

4) Orange Ave is the first through street east of Newport Blvd and handles, I feel, more than its share of
overflow traffic from

Newport Blvd. Summer is only weeks away. Traffic during weekends increases greatly during the summer
when the 55 becomes



congested. This condition is especially exacerbated on Sundays when both St John's and St Jochim's are
conducting Sunday
services during the same time that the largest number of people are trying to get to the beach.

5) If St John's intends to utilize their parking lot as their marketplace, including sales stalls and parking for the
vendors, there is

not sufficient off street parking. Please remember that even now, today or any other day, there is not
sufficient on street parking

on Bay Street nor Orange Ave to support the additional traffic for a "community market place".

6) Regarding Orange Ave: Tuesday should not be a option day as that is trash collection day. Wednesday
should not be an option
day as that is street sweeping day.

7) When you check with the Costa Mesa Fire Department you will find that because of the nature of St John's
manor, the fire

department receives a large number of requests for assistance at the facility. This facility is part of the
property proposed site

to be utilized as a marketplace. Would th1s use encumber the CMFD's ability to respond to emergency
requests? Could the

City incur any liability for this?

RETAIL NEED CONCERN

1) Costa Mesa also has a very good Farmer's Market at the fairgrounds every Thursday. This site is not far
away.

2) Growers Ranch, a retail fresh produce seller that sells fresh, including organic produce, and some local
products is

LESS THAN 1000' AWAY FROM ST JOHNS (as the crow flies), next to Gary's business
In conclusion I consider St John's idea to be good, but the location for any business, in an already overcrowded
residentially
zoned area, would be unfair to the surrounding residents. This just not the right location for this proposal.
Looking forward to your assistance in the resolution of this proposal.

Thank you,

William Madigan
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ARMSTRONG, GARY

From: Matt Christensen <matthewjchristensen@gmail.com>

Sent: Monday, June 01, 2015 10:54 PM

To: aventure@ca.rr.com; colinkmccarthy@yahoo.com; twsesler@gmail.com; ARMSTRONG,
GARY

Subject: St. John's Episcopal Church: Proposed Farmer's Market at 1833 Bay Street (Please don't
approve)

Dear Costa Mesa Planning Commission,

[ am writing in OPPOSITION to the proposed farmer's market at 183 Bay Street, Costa Mesa, 92627. As a
home owner of 197 Buoy Street, my house is located two parcels from the proposed market. My points of my
opposition are the following:

- Zoning: The current zoning is not for commercial enterprises. Within one block of this church there are
already several property owners who operate businesses our their homes for the use of substance abuse
rehabilitation. This is a neighborhood for me to raise my four month old daughter and the residents of this
community are very close knit. A church site should be used to bring the community together but not a profit
center. If the church would like to partner with a local property owner in a commercially zoned parcel, I would
support these efforts 100%.

-Existing Competition: Please take note that there is an existing local "farmer's market" located within two
blocks of this church. Grower's Ranch, recently renovated on Newport Blvd., has been serving this community
with fresh produce since the 1960's. It is located within a five minute walk from the church site. This is a well
established business that pays property taxes, sales tax and provides the same healthy food at competitive
prices. Costa Mesa must remain a pro-business environment and to expect a business with tax overhead to
compete with a church who has no tax burden is simply unfair. If the argue for a farmer's market is to provide
fresh, affordable and locally grown produce to our city, this service already exists and I would be appalled to
allow the city to have the church cannibalize this business. If there were a commercial strip mall, a pious owner
would never permit competing interests in the same center.

-Traffic: The parking lot can accommodate a farmer's market but not the parking required to make it successful.
This will require people to park on Buoy Street, Bay Street and Orange Ave. Currently Orange Avenue has one
of the highest speeding ticket numbers on the east side of Costa Mesa. It has become a thoroughfare through a
residential neighborhood. On a personal note, I just brought my entire garden/parkway up to drought tolerant
standards and cannot stop the foot traffic and litter from infecting the time and money I have spent to be a

real example of what the city's planners are hoping for.

On a personal note, I purchase my house 18 months ago. I love the neighborhood and my neighbors. I have a
beautiful new baby girl and I think the fabric of our neighborhoods need to stay in tact. I 100% support a Costa
Mesa farmer's market, my hometown of Santa Monica has one of the best in the country. What makes it great is
its accessibility, full community support and the fact that it is held in an area where no residences are affected. I
would hope the planning commission drives down 17th Street and sees the potential to provide this service
somewhere in this area. It would link Eastside Costa Mesa and Newport Heights including West Costa

Mesa. Nobody knows Bay St & Orange Avenue and I believe the City should promote such a great service to
the community in a more appropriate venue.

Adamantly opposed,




Matt Christensen
310-922-4555
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From: Mike Lingle <lingle.mike@gmail.com>

Sent: Tuesday, June 02, 2015 10:50 PM

To: PLANNING COMMISSION

Subject: PA-14-41 Farmer's Market at St. John the Divine Episcopal Church

I’m writing in support of the proposed farmer’s market at St. John the Divine Episcopal Church.

I live near St. John the Divine (roughly 8/10 of a mile away). A weekly farmer’s market within easy walking /
biking distance will provide a place where we can meet neighbors, buy locally-grown organic produce and other
products from local vendors, and know that we are supporting local non-profits that are working to make our
City a better place. This can be a great benefit for our neighborhood - not only by fostering East Side Costa
Mesa’s sense of community, but also by adding to our neighborhood's charm and desirability for potential home
buyers.

I urge the Planning Commission to approve this application and grant a Conditional Use Permit.
Michael Lingle

243 Magnolia Street
Costa Mesa
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From: Andy Lingle <andylingle@gmail.com>
Sent: Wednesday, June 03, 2015 8:30 AM
To: PLANNING COMMISSION

Subject: PA-14-43

June 3, 2015
Dear Commissioners,

I'm writing this letter to express my enthusiastic support for the planned
Fastside Farmer’s Market at St. John’s Episcopal Church. This wonderful
and creative project will only add to the sustainability and charm of the
Fastside, and will soon become a once-a-week neighborhood gathering place.
People can walk or bike there for a cup of coffee, a visit with their
neighbors, and to shop for fresh locally grown produce. I will love that.

There is an enormous added benefit. St. John’s will donate all of the
proceeds from this market to some of our most established and worthy local
charities.

I urge you to let this exciting win-win project go forward.
Thank you and regards,

Andrea Lingle
andylingle@gmail.com



May 30, 2015

185 Buoy Street
Costa Mesa, CA 92627

Costa Mesa Planning Commission
77 Fair Drive
Costa Mesa, CA 92628

Dear Sirs:

We would like to express a very strong concern about the application #PA-14-41, a conditional use permit for an outdoor
Farmer’s Market that will occur on every Saturday on the corner of Orange and Bay Avenues.

The plan presents itself as an opportunity for the Eastside neighborhood to have access to {ocal products, but we
sincerely believe that there is no reasonable need for a retail outdoor market in this specific location that outweighs the
potential for a risky vehicle and pedestrian traffic problem in an already tight area. It is basically a plan to have a huge
yard sale every single Saturday in an area that was not designed for it.

1.  Orange and Bay is already a busy spot. It is in a neighborhood of homes with no stop lights and frequent
walkers. On Saturdays, Orange Street is filled with churchgoers for various large ceremonies, bicyclists going
down to the beach, and walkers to 19" street and 17" street businesses. If you have ever been in Corona del
Mar on Saturday morning for their farmer’s market off of PCH, it is clear how it is a burden to the surrounding
neighborhood. Visitors come and go constantly, destroying the peace of what should be a Saturday in a beautiful
neighborhood.

2. The Orange and Bay Avenues area was not designed for retail establishments. We as homeowners moved to the
area expressly to be away from commercial areas and yet still a nice walking distance to desired stores. Our
homes on Buoy Street, just one street over from Bay, were purchased expressly because of the lack of through
traffic, and others parking in front of our homes. We already have vehicles parked on our street from people
who do not live on our street, due to the rehabilitation homes on Bay and the apartment complexes on Bay, as
well as the tightly spaced housing on Orange Avenue across from Buoy Street.

3. The people in the neighborhood already have several options, many more than almost all neighborhoods, for
fresh local produce. The local businesses, specifically Grower’s Ranch and Mother’s Market, are walking distance
within our neighborhood, and are open daily. These businesses are good neighbors and are located off of main
roads so that traffic is not an issue for those who live around them. In addition, there is a fresh local produce,
farmer’s market style, available at the OC Fairgrounds three days a week. There is no need for more choices.

Simply, this is not a good thing for the location. We have tried to accept the burden of others using our area as
temporary visitors as good neighbors and citizens, but adding the traffic of vehicles and pedestrians to an area that
is meant to be a family-friendly, safe place to raise our children in the name of providing produce and other
products every single Saturday is too much. Please consider us as your neighbors, and what is already going on.
Please do not add this burden to our little area. i

We appreciate the communication from the City of Costa Mesa and the opportunity to express our concern.
Thank you very much.

e 4%92’” Mm:? c)&g

Pete and Marian Dickey
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From: Corey Gulbranson <corey@shorecrestinc.com>

Sent: Thursday, June 04, 2015 10:08 AM

To: rdickson.cmpc@gmail.com; sandranian@yahoo.com; colinkmccarthy@yahoo.com;
aventrue@ca.rr.com; twsesler@gmail.com; ARMSTRONG, GARY

Subject: CUP for Farmers Market at St John's Episcopal Church

Dear Planning Commission,

My wife and [ are residents of 216 E 19th Street. I am writing to you today to express our support of the
proposed CUP for a farmers market at St. John Episcopal Church.

- With such a small venue, the negative side effects on the surrounding community will be, at the worst,
negligible. There will hardly be any increase in traffic or parking issues, because most residents (like myself)
would walk or ride bikes to the small farmers market. Since it is so small, it is very unlikely to attract residents
of other communities to drive there cars and increase the congestion in our neighborhood.

As alicensed California real estate broker, I can assure you that surrounding property values will not suffer
from this. Quite opposite, values will most likely increase because the majority of Eastside home buyers are
now younger couples/families. These buyers tend to flock to walkable neighborhoods with amenities such as
farmers markets. This is precisely the reason my wife and I bought our home in Eastside.

If the church was asking to establish a commercial venture in their parking lot multiple days of the week with
long hours, I would gladly tell you to vote against a CUP. However, this is not the case. It will hardly affect
the surrounding neighborhood and the benefits greatly outweigh any negatives.

Thank you for your consideration.

Corey Gulbranson
Shorecrest Real Estate, Inc.
949-294-8717
corey(@shorecrestinc.com
www.shorecrestinc.com
CA BRE #01957238

CA CSLB #B993064




PLANNING COMMISSION
SUPPLEMENTAL MEMO

MEETING DATE: JUNE 8, 2015 ITEM NUMBER P H -4

SUBJECT:  PLANNING APPLICATION PA-14-41: CONDITIONAL USE PERMIT FOR
OPERATION OF AN OUTDOOR FARMERS MARKET AT ST. JOHN THE DIVINE
EPISCOPAL CHURCH
183 E. BAY STREET

DATE: JUNE 3, 2014

FROM: ANTONIO GARDEA, SENIOR PLANNER“E%

FOR FURTHER INFORMATION CONTACT: ANTONIO GARDEA (714)754-5692
antonio.gardea@costamesaca.gov

The objectives of this memo are to:
¢ Highlight modifications to the original proposal based on public comments.
e Provide an update of public comments at a neighborhood meeting on Monday,
June 2, 2015 and from correspondence received to date.
e Provide copies of all public comments.

Summary of Revised Proposal

Issue
Hours of Operation

Additional or Modified Conditions of Approval
Hours of operation shall be during a window between 10:00
a.m. and 2:.00 p.m. Commencement of market operations
including but not limited to vendor set up, shall begin no earlier
than 9:00 a.m. and take-down shall end no later than 3:00 p.m.

Modified Operations
New Proposed Start-Time
of 9AM for set-up and
10AM for Farmer’s Market
(formerly 8AM and 9AM
respectively)

Stop Sign & Crosswalk
on Orange Avenue

Applicant shall not commence operations of the Farmers
Market until the Transportation Division completes a study to
determine if an all-way stop and addition of a new crosswalk
across Orange Avenue are warranted. This study is anticipated
to be completed in a four week time frame.

Emergency Vehicle
Access to St. John's
Manor

Prior to opening of the Farmer's Market, applicant shall submit
an emergency access plan approved by the Fire Chief to ensure
that direct access for emergency fire response/paramedic
vehicles to St. John’s Manor remains unrestricted at all times.

Parking

Applicant shall install bike racks on the church property prior to
opening of the Farmer's Market for full operations. To ensure
that street parking is minimized, the applicant shall also provide
attendants to direct customers to the parking lot and shalf post
temporary signs to discourage customers from parking along
the north side of Bay Street.

Parking Lot (night hours) | Applicart shall install a low wall or hedge along Bay Street | Applicant agreed to
frontage to minimize light and glare to neighboring properties. | additional landscaping
Special Event Permit No Change. Applicant

versus Conditional Use
Permit

would like to proceed with a
CUP rather than apply for a
weekly Special Event
Permit.




Future

Additional Weekday
Farmers Market in the request to the Development Services Director for the | deletion.

Additional or Modified Conditions of Approval Modified Operations
Delete the foliowing condition: The applicant may submit a | Applicant concurs  with

approval of minor changes to the hours of operation of the
Farmer's Market. A minor amendment to the operations
would involve: (1) Adjustments of the operational hours on
Saturdays by no more than two hours; (2) Addition of one
weekday market event while church assembly is not
occurring; (3) Increase in the number of vendor booths by no
more than five additional booths.

Summary of Neighborhood Meeting

A town hall meeting was hosted at St. John Church on Monday, June 2, 2015. The Rev.
Philip DeVaul discussed the Church’s plans to expand the parking lot to accommodate
the farmers market and future expansion plans. The meeting was attended by
approximately 40 people; many of which were residents of St. John Manor and the rest
included nearby community and City residents. The following issues were raised
regarding the proposed market and the expansion of the parking lot:

Traffic and parking:

Issue: The farmers market is a commercial venture that will add trips on
Saturday mornings and increase traffic congestion on Orange Avenue, which
already receives overflow traffic from the 55 Freeway. A traffic study should be
conducted.

Response: The farmers market is proposed to take place on Saturdays
between the hours of 9:00 a.m. and 3:00 p.m. The proposed hours of operation
are during off-peak hours. It is not anticipated that the farmers market will be
adding substantial trips to Orange Avenue, which is a two-lane, collector street
with a year 2020 average daily capacity of 12,500 vehicles. The current volume
is approximately 6,000 vehicles. Typically, the average traffic volume on
residential streets is lower on weekends (Saturday) as compared to the
weekdays. The farmers market will add vehicles trips to the church site during
a time period which typically has low traffic along adjacent residential streets.
Additionally, during the proposed hours of operation of the farmers market
(Saturday morning) the church does not have any scheduled services which will
avoid any traffic and parking conflicts.

Issue: Orange Avenue is heavily traveled and this stretch has more speeding
violations than other sections of the street. There is too much cut through traffic
on Bay St and Orange Avenue. The intersection needs a stop sign and a
crosswalk should be painted to cross Orange Avenue.

Response: The Transportation Services Department will conduct a traffic
analysis to ascertain if the conversion of this intersection to an all-way stop and
addition of a new crosswalk is warranted at this location. This analysis will be
conducted in the next four weeks.

Issue: There is insufficient street parking on Bay Street. No parking should be
allowed off site. :
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Response: The parking for patrons of the farmers market is required to be
provided on-site and no parking should be allowed off-site. A minimum of two
parking spaces are required per vendor booth; one space for the vendor's
vehicle and one customer parking space. The expanded parking lot would
provide a total of 80 parking spaces. A minimum of 30 parking spaces would be
provided for the vendors and 46 for customers. In addition, the applicant will be
providing bike racks to encourage customers to ride bicycles to the site.

To ensure that street parking is minimized, the applicant will provide attendants
to direct customers to the parking lot and will post temporary signs to discourage
customers from parking along the north side of Bay Street.

Issue: The retirement facility generates a large number of emergency calls for

service. Would the farmers market hamper responses and block Fire Dept.

access to St. John’s Manor?

Response: With the proposed site plan, adequate vehicular access, including
emergency vehicles, would be provided during the proposed farmers market.
As conditioned, attendants would be present to direct traffic within the parking
area. St. John’s Manor also has direct access for emergency vehicles from
Orange Avenue. This access will not be restricted.

Operational Concerns:

Issue: Vendors would set up early in the morning prior to the 9:00 a.m. start
time. The neighborhood is quiet on Saturday mornings and people don’'t want
to be disturbed.

Response: The applicant has agreed to modify hours of operation, or number
of vendors as deemed necessary. As conditioned, the vendors will be restricted
to arrive and start set up not earlier than 8:00 AM. The parking attendants will
need to make sure that no vendors arrive earlier than the designated time.

Issue: The farmers market will generate trash and the produce will bring mice
and roaches.

Response: As conditioned, a manager will be required to ensure that the
property is maintained and that adequate trash facilities are provided to ensure
that trash is contained and collected in a timely manner.

Land Use / Compatibility:

Issue: The area is residential, not commercially zoned. Allowing the farmers
market at the Church sets a precedent to allow other commercial uses within
residential areas. The Church is also compensated for having recovery
meetings which is a business in the residential area.

Response: Pursuant to the Zoning Code, primary and incidental retail sales at
churches and other places of religious assembly would be subject to a use
permit in the PDR-HD zone. As a planned development zone, this zoning
district allows the following comparable retail uses subject to a Minor CUP:
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o Carts - outdoor retail sales in conjunction with an established business
o Flower stands
o Grocery stores

[Table 13-30, Land Use Matrix]

While the proposed Farmer’'s Market would involve incidental retail sales at St.
John’s Church and outdoor retail sales may be allowed in the PDR-HD zone
subject to the approval of a MCUP, Code does not specify a “Farmer’s Market”
in the land use matrix; Therefore, a CUP is required prior to the establishment
of the use. The PDR-HD zoning classification for the site encourages uses that
complement the existing residential and senior citizen housing complex. The
applicant intends to provide local and organic goods to neighboring residents.
As conditioned and with the limited number of vendors, the proposed farmers
market would be considered an ancillary and incidental retail use for the church.

Issue: The farmers market would compete with Growers Ranch and other
retailers in the area. Can a special event permit be issued to try it out first?

Response: The applicant would like to proceed with the CUP request due to
the commitment of resources and pre-planning required to implement a
Farmer's Market. As conditioned, the farmers market will be reevaluated in two
months. Adjustments may need to be made to address any issues that may
arise during this period such as adjustment to hours of operation and number of
vendors.

Parking Lot / Landscape Design:

Issue: Expanding the parking lot creates more impermeable surface area. The
intersection floods. Where is the additional runoff going? The storm drain
system is inadequate.

Response: A preliminary Water Quality Management Plan has been provided
and is under review by Engineering Division Staff. The applicant is required to
implement best practices to reduce runoff volume and may be required to install
an on-site detention basin.

Issue: If it is determined that the Farmer's Market is negatively impacting the
community due to noncompliance with the CUP, parking impacts, noise
impacts, lighting/glare issues, etc., what is the process/timing for CUP
revocation compared to a Special Event Permit?

Response: A 60-day review of the operations is currently required pursuant to
a condition of approval. Applicants are typically given 30 days to rectify
violations. The CUP revocation process requires documentation of violations,
including all consistent infractions and negative impacts, and the CUP
revocation process may take 6 months to a year. This includes documentation
of incidents, revocation hearings, and appeal periods.

A Special Event Permit is allowed for a single event. A subsequent permit may
not be approved if negative impacts are occurring and not being addressed.
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¢ Issue: California native plants should be used for the new landscaping.

Response: A landscape and irrigation plan is required for the parking lot
improvements. The plans are required to comply with the landscape standards
of the Costa Mesa Municipal Code Sections 13-101 through 13-108. The
Streetscape and Median Development Standards require be Arbutus marina
(Strawberry tree) and Pyrus calleryana (Ornamental Pear) trees to be planted
along Bay Street and Orange Avenue, respectively. Agonis flexuousa (Peppermint
tree) trees are recommended as shade trees for the parking lot.

Other Public Comments:

Elevenvp‘ublic correspondences (four in favor and seven opposed) have been received
to date.

Staff has also received a verbal complaint from a neighbor concerned with the expansion
of the parking lot along Bay Street and potential light / glare from the parked cars along
that frontage. The applicant has agreed to installation of a low wall or hedge along that
frontage to mitigate any light and glare that may be impacting the neighbors.

A response letter from Reverend Paul is also attached.

Attachments: Applicant's Response Letter
Correspondence received to date

Distribution: Director of Economic & Development/Deputy CEO
Assistant Development Services Director
Senior Deputy City Attorney
Public Services Director
City Engineer
Transportation Services Manager
Fire Protection Analyst
File (2)

St. John the Divine Episcopal Church
Attn: Rev. Philip DeVaul, Rector

183 E. Bay Street

Costa Mesa, CA 92627

Bishop the Episcopal Church of Los Angeles
Cathedral Center of St. Paul

840 Echo Park Avenue

Los Angeles, CA 90026

Yenny Ng Designs, Inc. Architects
Attn: Ada Rose

1524 Brookhollow Drive, Ste. 6
Santa Ana, CA 92705
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£ 183 E. Bay Street

# Costa Mesa Ca. 92627
949-548-2237

¢ rector@stjohncm.org

June 5, 2015

Antonio Gardea

Minoo Ashabi

City of Costa Mesa Planning Department

Re.: Farmers Market CUP application for 183 E Bay Street

Dear Antonio:

Several questions and concerns were raised by our neighbors surrounding St. Johns at the Town hall
meeting held Monday night. During the discussion of our proposals for the Farmers Market and parking
expansion plans, it became clear there are concerns over the scope and execution of both. We would like to
respond to those concerns as follows:

e Issue: The farmers market is a commercial venture that will add trips on Saturday mornings
and increase traffic congestion on Orange Avenue, which already receives overflow traffic
from the 55 Freeway. A traffic study should be conducted.

Fair comment. The Market, however, has been limited to 15 vendor booths, so a small scale operation.. We
envision this as a word of mouth, neighborhood market that primarily draws foot and bike traffic from the
surrounding area.

Of course there will be cars. It would be unrealistic to say otherwise. We will contract with our Civil
Engineer, Coast Engineering, for the Traffic Study.

e Issue: Orange Avenue is heavily traveled and this stretch has more speeding violations than
other sections of the street. There is too much cut through traffic on Bay St and Orange
Avenue. The intersection needs a stop sign and a crosswalk should be painted to cross
Orange Avenue.

This is the current condition without added activity. We are willing to have this added to our
Conditions of Approval. Construction of ADA curb ramps, signage, and striping per city standard.

e Issue: There is insufficient street parking on Bay Street. No parking should be allowed off
site.
We addressed this issue originally to answer concerns voiced by planning staff as we developed the Site
Plan and parking lot improvements. This was also discussed openly with residents at our Monday Town
Hall meeting. The scope of the Market activity is bound by our ability to accommodate vendor and
customer traffic onsite. As part of our submittal we have also provided a plan for managing traffic utilizing
signage and attendants to insure compliance.

North side of Bay, 200 ft. either side of our drive to be posted “No Market Parking” and monitored by
parking attendant. Attendants placed at entry and exit points that will coordinate with attendant roving
parking area to facilitate flow and compliance.



. Issue: The retirement facility generates a large number of emergency calls for service.
Would the farmers market hamper responses and block Fire Dept. access to St. John’s
Manor?

We spoke briefly with David Hollister, Fire Protection analyst for the City of Costa Mesa after this
concern was raised. We have scheduled a plan review meeting with him on Tuesday June 4, 2015 to
review our plans to ensure access compliance. Comments from this meeting will be incorporated into
the plans. My experience is that this would have been a typical component of our plan check process as
well.

e Issue: Vendors would set up early in the morning prior to the 9:00 a.m. start time. The
neighborhood is quiet on Saturday mornings and people don’t want to be disturbed.

Based on these concerns, the Market will set up at 9am and open at 10am. This would be more
consistent with other noise abatement measures and start times. For example, those required for
residential Construction.

e  Issue: The farmers market will generate trash and the produce will bring mice and roaches

Why would we leave, or allow to be lefi, vermin attracting debris? This facility is our home as well. We
worship here. We encourage community here. We are a part of this community and have a vested interest
in promoting and caring for it. We will ensure proper clean up and disposal of trash.

¢ Issue: The area is residential, not commercially zoned. Allowing the farmers market at the
Church sets a precedent to allow other commercial uses within residential areas. Other churches
could have ongoing rummage sales. The farmers market will be having a garage sale every
Saturday morning. The Church is compensated for having recovery meetings which is a business
in the residential area.

The area already has commercial enterprise compatible with the nature of the neighborhood. The
Preschool located on Orange Ave is a good example. The small scale of the market and emphasis on local
farmers and artisans is compatible with that. This is not a swap meet. This is not a flea market. It is
intended as a community gathering place. It is a resource. The expectation is that any other proposed
activity by others would be subject to the same review and permit process that we are engaged in.

Hosting recovery groups as a business model? The use of our facility by recovery groups is not a business,
again it is a service, and the donations to the church from the recovery groups account for less than 5% of
our church’s annual expected income. It is the same for any community center, park, or other church
facilities. Compensation for use of facility is normal and expected.



e  Issue: The farmers market would compete with Growers Ranch and other retailers in the area.
Can a special event permit be issued to try it out first

Let’s address these separately:

1) We see a grocery store and a Farmer’s Market as services with different goals. While both provide
produce, grocery stores are open daily and exist primairily to accommodate people running errands and
shopping. A Farmer’s Market is meant as a way to build community through gathering, meeting farmers &
artisans face to face, and interacting with neighbors. Aside from this, if people decide that they would
rather go to Grower’s Direct or Mother’s, and that they are not interested in our Market, then we won’t
succeed, and that will be that.

2) Our concern with a special event permit is twofold. In the first place, markets take time to build a
customer base and develop relationships and a reputation. And we will have a trial and error process,
tweaking things, working with vendors and neighbors, making sure we are creating a positive experience.
Trying it out as a special event will not prove that it’s viable or workable in the long run. Secondly, if we
were to try to prove that it was workable and viable through a special event permit, we’d have to advertise
it as just that: A special event. But this would create an atmosphere that would not reflect the regular reality
of the market. We are seeking to create something that will be a low-key, long-term part of the rhythm of
living on the East Side. We aren’t trying to create events — we are trying to contribute to overall culture of
this developing neighborhood.

e Issue: Expanding the parking lot creates more impermeable surface area. The intersection
floods. Where is the additional runoff going? The storm drain system is inadequate.

Coast Engineering has completed our grading and parking construction plans. Our intent was to submit
these for plan check after the Market CUP decision is made. I have attached the plan sheet showing
drainage devices and detail. The plan as it stands now calls for the construction of a Stormceptor system
that will retain run off onsite.

e Issue: California native plants should be used for the new landscaping
This is our desire as well. We are reviewing bids for Landscape Design from several local
firms and will be contracting this design work within the next two weeks. Drought tolerance,

sustainability and use of native plant materials will be key components of the design.
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From:
Sent:
To:

Subject:

Dear Planning Commission,

cami scagliotti <cabanholzer@hotmail.com>

Thursday, June 04, 2015 3:17 PM

corey@shorecrestinc.com; rdickson.cmpc@gmail.com; sandranian@yahoo.com;
colinkmccarthy@yahoo.com; aventrue@ca.rr.com; twsesler@gmail.com; ARMSTRONG,
GARY ‘

farmers market

My husband and I are residents of 221 E 19th Street. I am writing to you today to express our support for the
CUP to allow St. John's Episcopal Church to host a farmers market on Saturdays. We think this would be a
great addition to our neighborhood and we hope that you approve their request without modification.

Thank you,
Cami Scagliotti
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From: Corey Guibranson <corey@shorecrestinc.com>

Sent: Thursday, June 04, 2015 10:08 AM ’

To: rdickson.cmpc@gmail.com; sandranian@yahoo.com; colinkmccarthy@yahoo.com;
aventrue@ca.rr.com; twsesler@gmail.com; ARMSTRONG, GARY

Subject: CUP for Farmers Market at St John's Episcopal Church

Dear Planning Commission,

My wife and I are residents of 216 E 19th Street. I am writing to you today to express our support of the
proposed CUP for a farmers market at St. John Episcopal Church.

With such a small venue, the negative side effects on the surrounding community will be, at the worst,
negligible. There will hardly be any increase in traffic or parking issues, because most residents (like myself)
would walk or ride bikes to the small farmers market. Since it is so small, it is very unlikely to attract residents
of other communities to drive there cars and increase the congestion in our neighborhood.

As a licensed California real estate broker, I can assure you that surrounding property values will not suffer
from this. Quite opposite, values will most likely increase because the majority of Eastside home buyers are
now younger couples/families. These buyers tend to flock to walkable neighborhoods with amenities such as
farmers markets. This is precisely the reason my wife and I bought our home in Eastside.

If the church was asking to establish a commercial venture in their parking lot multiple days of the week with
long hours, I would gladly tell you to vote against a CUP. However, this is not the case. It will hardly affect
the surrounding neighborhood and the benefits greatly outweigh any negatives.

Thank you for your consideration.

Corey Gulbranson .
Shorecrest Real Estate, Inc.
949-294-8717
corev(@shorecrestinc.com
www.shorecrestinc.com
CA BRE #01957238

CA CSLB #B993064
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From: Andy Lingle <andylingle@gmail.com>
Sent: Wednesday, June 03, 2015 8:30 AM
To: PLANNING COMMISSION

Subject: PA-14-43

June 3, 2015
Dear Commissioners,

I’'m writing this letter to express my enthusiastic support for the planned
Eastside Farmer’s Market at St. John’s Episcopal Church. This wonderful
and creative project will only add to the sustainability and charm of the
Eastside, and will soon become a once-a-week neighborhood gathering place.
People can walk or bike there for a cup of.coffee, a visit with their
neighbors, and to shop for fresh locally grown produce. I will love that.

There is an enormous added benefit. St. John’s will donate all of the
proceeds from this market to some of our most established and worthy local
charities.

I urge you to let this exciting win-win project go forward.
Thank you and regards,

Andrea Lingle
andylingle@gmail.com
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From: Mike Lingle <lingle.mike@gmail.com>

Sent: Tuesday, June 02, 2015 10:50 PM

To: PLANNING COMMISSION

Subject: PA-14-41 Farmer's Market at St. John the Divine Episcopal Church

I’m writing in support of the proposed farmer’s market at St. John the Divine Episcopal Church.

I live near St. John the Divine (roughly 8/10 of a mile away). A weekly farmer’s market within easy walking /
biking distance will provide a place where we can meet neighbors, buy locally-grown organic produce and other
products from local vendors, and know that we are supporting local non-profits that are working to make our
City a better place. This can be a great benefit for our neighborhood - not only by fostering East Side Costa
Mesa’s sense of community, but also by adding to our neighborhood's charm and desirability for potential home
buyers.

I urge the Planning Commission to approve this application and grant a Conditional Use Permit.
Michael Lingle

243 Magnolia Street
Costa Mesa

—_ IZ,
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ARMSTRONG, GARY

From: Marlo <marlo.thatgirl@sbcglobal.net>

Sent: Thursday, June 04, 2015 4:36 PM

To: rdickson.cmpc@gmail.com; ARMSTRONG, GARY; sandranian@yahoo.com;
colinkmccarthy@yahoo.com; aventrue@ca.rr.com; FLYNN, CLAIRE '

Subject: St. John the Devine church

> Ladies and Gentlemen of the planning commission,
>
> My over all concerns regarding the proposed St. John the Devine farmers market and parking lot increase in
correlation with, the prevalent growth of slh/AA meetings hosted by the church are as follows:
>
> Whether intended or not, St. John the Devine church has become a large hub for group home/AA meetings. In
comparison, St. Joachim's has 5000 attendees, 3000 of which are registered parishioners and they offer 1 AA
meeting/monthly for 35, St. Andrews, another substantial parish, has I AA meeting and 3 Alanon meetings/weekly and
St. Mary's, with 2000-3000 parishioners offers 0 meetings. However, St. John the Divine has 12 meetings/per week
(that's 6 days a week), of heavily attended meetings scattered throughout the day from 6:30am to 8:30pm which
generate increased traffic, smoking and loitering.
>
> | understand Pastor Phil's hopes to increase the number of parishioners beyond the now 200 or 300 and increase the
church masses beyond the scheduled 4/weekly. In the past 10 yrs there has not been enough interest to warrant a
Saturday evening service. Yet, they do offer a Saturday 6pm AA meeting. | appreciate Pastor Phil's passion for a farmers
market as | myself am fond of the occasional farmers market, but the above statistics are real and concerning. Our
neighborhood is inundated with slh homes and all that is associated with them, high traffic volume, compromised street
parking outside our homes and the increasing number of unsavory characters and their "friends" aimlessly roaming our
surrounding streets. It seems fair to say with only 4/weekly church related services and 1 farmers market /weekly, one
might deduce that the request for additional parking is to meet the potential growth needs of the predominate slh
community. The pastor insists that he has no intensions too increase the actual number of AA meetings beyond the
current weekly 12, but he will not clarify any restrictions as to the number of persons attending each of these 12
meetings. In summary, regardless of the weekly farmers market success or failure, essentially you are being asked to
approve a larger parking lot potentially for increased AA attendants, which this neighborhood should not have to
accommodate.
>
> If and when an actual "parking lot" expansion occurs, please consider
> the residents on Bay Street who will be directly impacted by these changes and unknowns:
>
> * Reevaluate overall parking lot design to incorporate parking spaces aligned from east to west. According to the
proposed design there will be 10 north facing parking spaces provided. This will mean car lights at all hours of the
day/weekly, intruding on the residential homes on Bay Street. As for residents of 2040 Orange Ave, they would have the
shield of their high fence.
>
> * Increase the easement on Bay Street back more than the proposed 5 feet from the outlined sidewalk.
> .
>
> This being a hot topic for many living in the neighborhood, | appreciate your time and thought on all of the above
issues and interests.
>
> Best regards,

13—
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> Marlo
>
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June 1, 2015 ‘P\_\IO‘

Costa Mesa Planning Commission
PO Box 1200

77 Fair Drive

Costa Mesa, CA 92628-1200

Application: Father Philip DeVaul
Application Number: PA-14-41
Site Address: 183 E. Bay Street

To: Costa Mesa Planning Commission,

We are writing concerning the permit request for Saint John’s Episcopal Church to hold a flea market at
their location. Please do not grant this permit for the following reasons.

1. TRAFFIC is already very heavy in this area (Orange Avenue) especially with summer it will be
twice as bad. This would just add to the traffic problem.

a. This area of Costa Mesa already has traffic issues with Newport Beach traffic cutting thru
the residential homes to the Newport Freeway because 17" street and Newport Blvd. is
jammed with traffic. Traffic on Orange Avenue is backed up continuously including, 19",
20™ 21% Bay Street and 22™ Street. _

b. Costa Mesa is adding lot of additional homes (where there was one home there is now
maybe 5 — 10 homes but no new streets).

c. Traffic has doubled Monday thru Sunday at the Saint Joachim Catholic Church and
School. The traffic from the church is continuously (that is why they had to add a
pedestrian post in the middle of Orange Avenue and Walnut Street to stop traffic so
pedestrians could cross the street). We do not need any more traffic in this area.

-2. PARKING

a. We already have parking issues with the Saint Joachim Catholic Church especially on the
weekends. They do not have enough parking for their congregation. They park blocks
from the Saint Joachim Catholic Church up and down Orange Avenue all the way to Bay
Street, up and down 20™ Street and Fullerton Avenue. Where would the people that are
coming to the flea market park? There is no place for them to park. People are already
parking on the corners of the block, and blocking driveways. Please do not add to our
parking issues.

3. RESIDENTIAL AREA -this is a residential area not a commercial area. Please have the Flea
Market in a commercial area. The Orange County Swap or Orange Coast College Swap
Meeting is close by and have opened spaces. We do not need a flea market in a residential
area. Take the commercial business to the commercial area. Plus this area is not zoned for
commercial, let’s not opened that door.

This is where we live; we do not need more strangers in the area. These are our homes where we
the residences pay taxes (don’t believe churches pay taxes) and where many have lived for
many years. We do not need to trash the area with more traffic, parking, and who knows what type of
strangers it will bring in. Pleases do not allow this permit to be passed.

Sincerely,A» é:g)tO\QA_ CQ 4

on and Esther Clark _ Received
200 East 20™ Street City of Costa Mesa
Costa Mesa, CA 92627 Development Services Department
JUN 035 2015
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COLGAN, JULIE
——— I N
Subject: FW: St. John's Episcopal Church - Request for Saturday Farmer's Market 9-3PM

Begin forwarded message:

From: "Jana Darnell" <Jana.Darnell@att.net>

Date: June 1, 2015 at 5:00:51 PM PDT

To: <sandranian@yahoo.com>

Subject: St. John's Episcopal Church - Request for Saturday Farmer's Market 9-3PM

Dear Sir,

I am a resident in Costa Mesa and have lived in Newport/Costa Mesa for 30 years. | live one block from
the church making a request to have a weekly farmers market. | am not able to attend the meeting on
June 8, 2015, but wanted to provide you with my opinion concerning this change in our environment. |
am opposed to for the following reasons.

e Intrusion and noise — We are coming into our peak summer season of congestion on
Orange. Sierks Street will get the overflow of peopie parking.

e Traffic— When Orange is backed up, people use Sierks Street as a pass through to get are
around it and enter Santa Ana Street. This is a danger to residences, children, and animals. Cars
drive too fast with little concern for the peopie.

e Trash — Again, this will be part of the stream of people visiting the area.

¢ Diminished Property Values — Based on the impact of the above issues.

| have suggest to Paster DeVaul that he partner with Saddleback Church who just opened a location off
Triangle Square and see if they would allow him to utilize their parking area. It is central to the neighbor
(both East and Westside) and is freeway accessible. It is also in a more industrialize section of the city
where such a venue belongs.

I hope you will take this into consideration when making your decision to allow a permit to proceed.
Thank you and kind regards,

Jana M. Darnell

277 Sierks Street

Costa Mesa, CA 92627
949-307-3838
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COLGAN, JULIE

Subject: FW: PA-14-41

On May 31, 2015, at 4:14 PM, <carrie.renfro@att.net> <carrie.renfro@att.net> wrote:

Mr. Dickson:

| reside at 198 Buoy St, several houses away from the church at 183 E. Bay St and | am very
much opposed to a farmer’s market at this busy location. Over the years our neighborhood has
suffered due to increased traffic and less parking, in part due to the abundance of sober
living/parolee homes on that same block. Now this proposal will further negatively impact our
neighborhood. | am listing my reasons for your consideration:

e This area is R1/R2, not commercial zoned. v

e Orange Ave is an already heavily traveled beach route as well as overflow from Newport
Blvd and the 55.

e St. John’s Manor (at same location as proposed market) is retirement facility which
generates a large number of the emergency service calls for fire and police. Would this
hamper responses and/or incur city liability?

e Police records indicate this stretch of Orange Ave has more speeding violations than any
other part of Orange Ave without the added volume generated by a commercial venture

e This is a major bus stop/route

e Even now there is not sufficient street parking. This proposed increase in spaces cannot
possibly accommodate vendors and customers

o At the least, a traffic study should be conducted prior to any decision regarding this
issue.

o The only times this parking lot is full is when the church uses it for meetings such as
recovery group meetings, which the church is being compensated with rental fees, i.e.,
business in residential area.

e Vendors/trucks would be setting up early morning prior to the 9 am start date

o Would you want the commotion and congestion every Saturday morning at your home?
It will be like having a huge garage sale every weekend next door. Unacceptable.

| have been hoping your placement on the Planning Commission might bring some sanity back
to our city. 1 have personally been harassed and bullied by a prior member of your commission
and am sick over the condition of our city. |implore you to let good judgment and good
conscience be your guide and to oppose this proposal. Also, please ensure that Mr. Sesler
recuses himself from this action as he is involved with this church and should not be involved.

Thanks very much.
Carrie Renfro

198 Buoy St q -
949 646 8223 l
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ARMSTRONG, GARY

From: Matt Christensen <matthewjchristensen@gmail.com>

Sent: Monday, June 01, 2015 10:54 PM

To: aventure@ca.rr.com; colinkmccarthy@yahoo.com; twsesler@gmail.com; ARMSTRONG,
GARY

Subject: St. John's Episcopal Church: Proposed Farmer's Market at 1833 Bay Street (Please don't
approve)

Dear Costa Mesa Planning Commission,

I am writing in OPPOSITION to the proposed farmer's market at 183 Bay Street, Costa Mesa, 92627. Asa
home owner of 197 Buoy Street, my house is located two parcels from the proposed market. My points of my
opposition are the following:

- Zoning: The current zoning is not for commercial enterprises. ,Within one block of this church there are
already several property owners who operate businesses our their homes for the use of substance abuse
rehabilitation. This is a neighborhood for me to raise my four month old daughter and the residents of this
community are very close knit. A church site should be used to bring the community together but not a profit
center. If the church would like to partner with a local property owner in a commercially zoned parcel, I would
support these efforts 100%.

-Existing Competition: Please take note that there is an existing local "farmer's market" located within two
blocks of this church. Grower's Ranch, recently renovated on Newport Blvd., has been serving this community
with fresh produce since the 1960's. It is located within a five minute walk from the church site. This is a well
established business that pays property taxes, sales tax and provides the same healthy food at competitive
prices. Costa Mesa must remain a pro-business environment and to expect a business with tax overhead to
compete with a church who has no tax burden is simply unfair. If the argue for a farmer's market is to provide
fresh, affordable and locally grown produce to our city, this service already exists and I would be appalled to
allow the city to have the church cannibalize this business. If there were a commercial strip mall, a pious owner
would never permit competing interests in the same center.

-Traffic: The parking lot can accommodate a farmer's market but not the parking required to make it successful.
This will require people to park on Buoy Street, Bay Street and Orange Ave. Currently Orange Avenue has one
of the highest speeding ticket numbers on the east side of Costa Mesa. It has become a thoroughfare through a
residential neighborhood. On a personal note, I just brought my entire garden/parkway up to drought tolerant
standards and cannot stop the foot traffic and litter from infecting the time and money I have spent to be a

real example of what the city's planners are hoping for.

On a personal note, I purchase my house 18 months ago. I love the neighborhood and my neighbors. I have a
beautiful new baby girl and I think the fabric of our neighborhoods need to stay in tact. I 100% support a Costa
Mesa farmer's market, my hometown of Santa Monica has one of the best in the country. What makes it great is
its accessibility, full community support and the fact that it is held in an area where no residences are affected. 1
would hope the planning commission drives down 17th Street and sees the potential to provide this service
somewhere in this area. It would link Eastside Costa Mesa and Newport Heights including West Costa

Mesa. Nobody knows Bay St & Orange Avenue and I believe the City should promote such a great service to
the community in a more appropriate venue.

Adamantly opposed, -\ 8 —



Matt Christensen
310-922-4555

—g—
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Subject: FW: Proposed Eastside Farmer's Market and Town Hall Meeting at St John's Church 183
E. Bay on Monday June 1, 2015

From: surfotog [surfotog@gmail.com]

Sent: Thursday, May 28, 2015 6:31 PM

To: Mayor; RIGHEIMER, JIM; MONAHAN, GARY; FOLEY, KATRINA; GENIS, SANDRA

Subject: Proposed Eastside Farmer's Market and Town Hall Meeting at St John's Church 183 E. Bay on Monday June 1,
2015

Dear Councilmen and Women,

I just received a flyer at my residence of 2077 Orange Ave. regarding a proposal for an Eastside Farmer's

Market at the '
Episcopal Church of Saint John the Divine located at 183 East Bay Street at its intersection with Orange

Avenue.

I do agree with their flyer's statement that St.John's "seeks to enhance the quality of life for our local community
by bringing our neighborhood together together with the people who grow and make our Jood....and supporting
Costa Mesa

based community developmenit ...

I also appreciate their work in providing a location for the elderly and their participation in providing space for
substance abuse
healing.

I have a number of concerns to address:

TRAFFIC
1) St. John's occupies the area at the Southwest corner of the intersection of Orange Ave and Bay Street.

2) Orange Ave is a busy secondary traffic arterial of the Eastside of Costa Mesa. The 173 OCTA bus line
utilizes Orange Ave as ‘

a Route Monday through Friday. There is a bus stop, (both a plus and a minus for their proposed market), at
the northeast corner

of St John's property.

3) If you research Costa Mesa Police Records you will find that the area from the intersection of Orange Ave

and 20th St, past Bay
Street, to the intersection of Orange Ave. and 21st, has more speeding violations issued than any other area

along the entire length
of Orange Ave

4) Orange Ave is the first through street east of Newport Blvd and handles, I feel, more than its share of
overflow traffic from

Newport Blvd. Summer is only weeks away. Traftic during weekends increases greatly during the summer
when the 55 becomes

— 20—



congested. This condition is especially exacerbated on Sundays when both St John's and St J ochim's are
conducting Sunday
services during the same time that the largest number of people are trying to get to the beach.

5) If St John's intends to utilize their parking lot as their marketplace, including sales stalls and parking for the
vendors, there is

not sufficient off street parking. Please remember that even now, today or any other day, there is not
sufficient on street parking

on Bay Street nor Orange Ave to support the additional traffic for a "community market place".

6) Regarding Orange Ave: Tuesday should not be a option day as that is trash collection day. Wednesday
should not be an option
day as that is street sweeping day.

7) When you check with the Costa Mesa Fire Department you will find that because of the nature of St John's
manor, the fire

department receives a large number of requests for assistance at the facility. This facility is part of the
property proposed site

to be utilized as a marketplace. Would thls use encumber the CMFD's ability to respond to emergency
requests? Could the

City incur any liability for this?

RETAIL NEED CONCERN

1) Costa Mesa also has a very good Farmer's Market at the fairgrounds every Thursday. This site is not far
away.

2) Growers Ranch, a retail fresh produce seller that sells fresh, including organic produce, and some local
products is

LESS THAN 1000' AWAY FROM ST JOHNS (as the crow flies), next to Gary's business
In conclusion I consider St John's idea to be good, but the location for any business, in an already overcrowded
residentially
zoned area, would be unfair to the surrounding residents. This just not the right location for this proposal.
Looking forward to your assistance in the resolution of this proposal.

Thank you,

William Madigan

2|—
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185 Buoy Street
Costa Mesa, CA 92627

Costa Mesa Planning Commission
77 Fair Drive
Costa Mesa, CA 92628

Dear Sirs:

We would like to express a very strong concern about the application #PA-14-41, a conditional use permit for an outdoor
Farmer’s Market that will occur on every Saturday on the corner of Orange and Bay Avenues.

The plan presents itself as an opportunity for the Eastside neighborhood to have access to local products, but we
sincerely believe that there is no reasonable need for a retail outdoor market in this specific location that outweighs the
potential for a risky vehicle and pedestrian traffic problem in an alreaqy tight area. It is basically a plan to have a huge
yard sale every single Saturday in an area that was not designed for it.

1. Orange and Bay is already a busy spot. It is in a neighborhood of homes with no stop lights and frequent
walkers. On Saturdays, Orange Street is filled with churchgoers for various large ceremonies, bicyclists going
down to the beach, and walkers to 19" street and 17" street businesses. If you have ever been in Corona del
Mar on Saturday morning for their farmer’s market off of PCH, it is clear how it is a burden to the surrounding
neighborhood. Visitors come and go constantly, destroying the peace of what should be a Saturday in a beautiful
neighborhood.

2. The Orange and Bay Avenues area was not designed for retail establishments. We as homeowners moved to the
area expressly to be away from commercial areas and yet still a nice walking distance to desired stores. Our
homes on Buoy Street, just one street over from Bay, were purchased expressly because of the lack of through
traffic, and others parking in front of our homes. We already have vehicles parked on our street from people
who do not live on our street, due to the rehabilitation homes on Bay and the apartment complexes on Bay, as
well as the tightly spaced housing on Orange Avenue across from Buoy Street.

3. The people in the neighborhood already have several options, many more than almost all neighborhoods, for
fresh local produce. The local businesses, specifically Grower’s Ranch and Mother’s Market, are walking distance
within our neighborhood, and are open daily. These businesses are good neighbors and are located off of main
roads so that traffic is not an issue for those who live around them. In addition, there is a fresh local produce,
farmer’s market style, available at the OC Fairgrounds three days a week. There is no need for more choices.

Simply, this is not a good thing for the location. We have tried to accept the burden of others using our area as
temporary visitors as good neighbors and citizens, but adding the traffic of vehicles and pedestrians to an area that
is meant to be a family-friendly, safe place to raise our children in the name of providing produce and other
products every single Saturday is too much. Please consider us as your neighbors, and what is already going on.
Please do not add this burden to our little area. ‘

We appreciate the communication from the City of Costa Mesa and the opportunity to express our concern.
Thank you very much.

/Oé%/ , B M‘ﬁuﬁ@ ld&g

Pete and Marian Dickey



ARMSTRONG, GARY
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From:
Sent:
To:

Subject:

susan contreras <skcontreras@yahoo.com>

Friday, June 05, 2015 3:01 PM

rdickson.cmpc@ gmail.com; sandranian@yahoo.com; calinkmecarthy@yahco.com;
aventrue@ca.rr.com; twsesler@gmail.com; ARMSTRONG, GARY

Proposed Farmers Market at St. John the Divine Episcopal Church

Dear commissioners and staff of the Costa Mesa Planning Commission,

My name is Susan Contreras and my family and | have lived on the East Side of Costa Mesa for 10 years. | am writing to
you today in support of the proposed farmer’'s market at St. John the Divine Episcopal Church. | am excited for the
possibility of walking to a local farmer’'s market on a Saturday morning and think this will be a wonderful addition to our
neighborhood. | am a mother of two young children, and we live on the East Side of Costa Mesa because we love its
energy and its sense of community — and | believe this farmer's market will contribute positively to both. My husband and |
think this is a great place to raise our family. We are inspired by the idea of bringing our children to the market, of teaching
them firsthand about healthy, sustainable foods, of getting to know our neighbors and neighberhood better.

This is a conscientious market that seeks to bring people tegether, support Iccal small businesses and farmers, and
enable us to help the poorer members of our city. This is the kind of thing that makes me proud to live on the East Side of
Costa Mesa, Please approve the CUP for this market.

Thank you for your time,

Susan Contreras




317 Robin Hood Lane
Costa Mesa, CA 92627
(949) 642-2239

City of Costa Mesa

Development Department — Planning Commission
77 Fair Drive

Costa Mesa, CA 92626

RE: Agenda ltem PA-141-41 (June 8, 2015 Meeting)

Planning Commission:

We am writing to express our support for the CUP to allow a FARMER’S MARKET that
is being considered at St. John the Divine Church (183 E. Bay Street, Costa Mesa, CA).

We live in the immediate neighborhood, about 1/3 of a mile away off Santa Ana Avenue.
We believe this to be a great addition to our neighborhood to help provide a sense of
community and fellowship. Few venues say “small town fellowship” like a farmers
market where children and adults can interact with those that actually grow the food we
consume.

Please do not be swayed by the vocal group of dissidents who not only oppose this, but
anything that resembles progress. We live in a dynamic, growing community and many
wish to put their head in the sand and ignore the positive benefits of growth and change.

Please approve their request.

red A ”f\f\wﬂwgw/\/ \6

Received
City of Costa Mesa
Development Services Department

JUN 08 2015




ARMSTRONG, GARY T) H j LF

From: Dan Gillis <dgmgmtl@aol.com>
Sent: Sunday, June 07, 2015 3:34 PM
To: ARMSTRONG, GARY

Subject: St. John the Divine Farmers Market

As a concerned citizen, I feel compelled to voice my concerns over this proposed "Farmers
Market" at "St. John the Divine" Church. Destroying a beautiful green park area for a Farmers
Market seems a bit contrary don't you think? After all would it not be more enjoyable to attend
a market of fresh foods and local suppliers in an area that is full of grass and trees. Why an
asphalt parking lot? Nothing about this concept seems appealing to me. I have read that the
Pastor has said that he would try this "Market" idea out and if it doesn't work then it would be
shut down. Seems like tearing down a beautiful breath of fresh air like the park area ona
“hope" that it will work is not the most sensible way to approach this. If the Market is going to
happen, why not start small before any loss of the park, and re-think the parking lot expansion
when space is actually needed? This seems more logical. Yet this idea continues to be shoved
down the throats of the neighbors that actually live on Bay St. and the surrounding area.

I also read that the Pastor is thinking of possibly expanding and adding on to the Church
complex itself in the next few years which would, I assume, require more parking. This seems to
me to be more of a logical reason for the lot expansion. However I understand that currently
the Church numbers are low and extra parking is not required.

The "Field of Dreams build it and they will come” theory is great for Hollywood and Kevin
Costner, but in Costa Mesa you are disrupting the lives of real people. People that have worked
for years to make a home for themselves and their children. They are already dealing with
Sober Living, AA meetings, increased numbers of homeless etc. Why would anybody think that
for a few hours on Saturday morning a huge influx of people parking if front of their homes and
causing traffic issues on an already busy corner was a good idea? Wouldn't it be more prudent
to wait until the Church actually has a need for this expansion? I believe that the neighbors on
Bay Street would be more than understanding of a parking lot expansion if the good Pastor went
to each of them and explained that the church is overflowing with Parishioners and the trees
had to come down to make room for their ever growing flock. That is an argument that any
reasonable adult would understand! In fact I believe that he would be applauded for his hard
work in making his church “bigger, better and stronger”. But in this case it seems to be the
proverbial “cart before the horse"ll

Nobody wants to thwart progress, it's part of what we are all trying to achieve. After all it's
the "American Way". However tearing down a beautiful park area to provide a Farmers Market
that "may or may not work" is absolutely no way to win public approval. In his attempt to "bring
the community together,” it seems to be doing just the opposite. The “approval” for this
"Market" seems to come from people that don't live there and that for those few hours ona
Saturday morning can fill their time shopping, while the people that live in the immediate area

have to deal with everything negative that comes from it.
1



Does tearing down that park for something that may not work make sense? Not to me.... Those
trees took many years to grow, why destroy them on the “*hope" that a

"Farmers Market"” will be successful? Does the positive really outweigh the negative in this
case??

Dan Gillis
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GARDEA, ANTONIO

Subject: FW: Farmers Market

> OnJun 7, 2015, at 2:05 PM, Mitch Healy <mitch.healy@earthlink.net> wrote:

>

> | understand there is a commission meeting tomorrow and | am out of state. | also understand you are takin public
comments regarding a farmer's market at Bay/Orange.

>

> | wanted to inform you of my support of the farmers market and would have attended the meeting if | were home.
>

> Thank you.

>

> Mitch Healy

> 264 Santo Tomas Ave

> Costa Mesa, CA 92627

> 949-836-0901

>

> Sent from my iPhone



GARDEA, ANTONIO

From:
Sent:
To:

Subject:

P-4

Jeff Kirst <jkkirst@gmail.com>

Monday, June 08, 2015 9:27 AM

rdickson.cmpc@gmail.com; sandranian@yahoo.com; colinkmccarthy@yahoo.com;
aventrue@ca.rr.com; twsesler@gmail.com; ARMSTRONG, GARY; FLYNN, CLAIRE;
GARDEA, ANTONIO

St John the Divine CUP hearing

Esteemed Commissioners and Staff

Please note that I am overwhelmingly in support of Phil DeVaul's proposed Farmers Market. I have lived on
Esther St, on the Eastside, for close to 40 years and see absolutely no reason to deny his application. I know Phil
personally and hold him in the very highest regard. I applaud him in his attempt to make our community a
richer environment by bringing people together to shop healthy in a safe friendly environment, and at the same
time to give back funds to help worthy organizations.

Thanks for all that you do for our city, Best regards.

Jeff Kirst
273 Esther St

ps. My wife Kathy also is a strong suppporter of the Farmers Market
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Subject: FW: Support for CUP PA-14-41 Farmers Market at St. John the Divine Episcopal Church

From: Julie Askelson [mailto:jaaskelson@ca.rr.com]

Sent: Monday, June 08, 2015 10:21 AM

To: rdickson.cmpc@gmail.com; sandranian@yahoo.com; colinkmccarthy@yahoo.com: aventrue@ca.rr.com:
twsesler@gmail.com

Cc: ARMSTRONG, GARY; FLYNN, CLAIRE; GARDEA, ANTONIO

Subject: Support for CUP PA-14-41 Farmers Market at St. John the Divine Episcopal Church

Dear Planning Commissioners,

As a resident of East Side Costa Mesa (23 St) I want to convey my support of the Farmers Market at St. John
the Divine Episcopal Church. I am not a member of the church but a neighbor that would benefit from the
farmers market.

The farmers market will be an asset to the neighborhood by providing both access to vendors not already
available near us and bring a sense of community which is so vitally important to an area such as East Side
Costa Mesa. The proposed Saturday morning farmers market will be a welcome community resource.

I know I would enjoy the opportunity to walk or ride my bike to the farmers market. I support this CUP
application and hope that you will approve the application. If you have any questions please let me know.

Thank you for your consideration.

Julie Askelson



P-4

ARMSTRONG, GARY

From: kirsten hausman <kirs10@prodigy.net>

Sent: Monday, June 08, 2015 9:44 AM

To: rdickson.cmpc@gmail.com; sandranian@yahoo.com; colinmccarthy@yahoo.com;
aventrue@ca.rr.com; twsesler@gmail.com; ARMSTRONG, GARY

Subject: [BULK] ORANGE AND BAY FARMERS MARKET

Importance: Low

We can't bring any more traffic to the Orange Ave. and Bay Street neighborhood. The area is already used as an
alternate route for beach traffic and othets trying to avoid the 55 and Newport Blvd tangle and, when moving, often
resembles a speedway. When it's not moving, it's in gridlock. Neighbors cannot get into or out of their driveways
because of too many cars taking the "shortcut".

The idea of a Farmers Market increasing the already out of control traffic is asinine. The reality is going to be that,
from 9am- 3pm on Saturday- the proposed hours of opetation for the market- residents along Orange Avenue and
Bay Street (and nearby side streets) will be severely impacted by the additional traffic the market will draw.

We're all too familiar with the "garage sale" mentality.... The inconsiderate people who spot a sale and feel it's
petfectly within their rights to slam on the brakes, wherever in the street they may be, to get out and hunt for a
bargain. These people block driveways, park halfway in the street and block traffic, etc. for the better half of most
weekend mornings.

Now, what do you think will be happening when the beach goers, sitting in gridlock, spot the Farmers Market?? Do
I really need to tell you? Resident homeownets deserve better. C'mon Costa Mesa, we can DO better. NO to the
Farmers Market in our residential neighbothood. Period

Kirsten



COLGAN, JULIE

From: Lesly <lesalana711@gmail.com>
Sent: Friday, June 05, 2015 9:44 PM
To: PLANNING COMMISSION
Subject: Farmers Market

I am in support of a farmers market at St.

John the Divine Episcopal

Church (Orange & Bay). It would be great for our east side community

Thank you.

Sent from my iPhone
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COLGAN, JULIE

From: Janet Loveridge <janetloveridge@yahoo.com>

Sent: Saturday, June 06, 2015 3:19 PM

To: PLANNING COMMISSION

Subject: Proposed Farmers' Market at St. John the Divine Episcopal Church

To the folks at Costa Mesa Planning Commission,

I would like to express my delight at the prospect of a local-sourced Farmers' Market at
St. John the Divine Episcopal Church. I am a 25-year resident of the 1900 block of
Fullerton Avenue, which is right around the corner from this church and within
comfortable walking distance. Although I am not a member of St. John's, I applaud
them for this proposal. This concept creates an opportunity to bond with my neighbors
and offers me an avenue to support my own community. This is a true neighborhood-
builder!

From my point of view, this grassroots Saturday market would elevate the Eastside on
many levels: not only would it support local farmers, but it also promotes healthy
lifestyle choices, and creates a friendly, interactive destination, with the added bonus of
knitting residents into local charities. I would be proud to promote all of these things as
the values of my neighborhood and community. That's just the kind of identity I want
for my Eastside Costa Mesa! We're interesting, we're vital, we care about each other!

I understand some people are objecting to the possibility of increased traffic -- to me,
there is a give-and-take with such ventures, and the benefits stated above far outweigh
any traffic concerns.

Thank you for giving me the opportunity to share my input.

Sincerely,

Janet Loveridge

1971 Fullerton Avenue
Costa Mesa, CA 92627
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COLGAN, JULIE

Subject: FW: St. John the Divine church lot expansion / farmers market

————— Original Message—-----
From: Marlo [mailto:marlo.thatgirl@sbcglobal.net]
Sent: Sunday, June 07, 2015 6:24 PM

>>
>>>>
>>>> Ladies and Gentlemen:
>>>> ‘
>>>> I oppose the farmers market/lot expansion.
>
>>>> My over all concerns regarding the proposed St. John the Divine
>>>> farmers
market and parking lot increase in correlation with, the prevalent growth
of slh/AA meetings hosted by the church are as follows:
>>>>
>>>> Whether intended or not, St. John the Divine church has become a
>>>> large
hub for group home/AA meetings. In comparison, St. Joachim's has 5000
attendees, 3000 of which are registered parishioners and they offer 1 AA
meeting/monthly for 35, St. Andrews, another substantial parish, has 1 AA
meeting and 3 Alanon meetings/weekly and St. Mary's, with 2000-3000
parishioners offers 0 meetings. However, St. John the Divine has 12
meetings/per week (that's 6 days a week), of heavily attended meetings
scattered throughout the day from 6:30am to 8:30pm which generate
increased traffic, smoking and loitering.
>>>>
>>>> I understand Pastor Phil's hopes to increase the number of
>>>> parishioners
beyond the now 200 or 300 and increase the church masses beyond the
scheduled 4/weekly. In the past 10 yrs there has not been enough interest
to warrant a Saturday evening service. Yet, they do offer a Saturday 6pm
AA meeting. I appreciate Pastor Phil's passion for a farmers market as I
myself am fond of the occasional farmers market, but the above statistics
are real and concerning. Our neighborhood is inundated with slh homes and
all that is associated with them, high traffic volume, compromised street
parking outside our homes and the increasing number of unsavory characters
and their "friends" aimlessly roaming our surrounding streets. It seems
fair to say with only 4/weekly church related services and 1 farmers
market /weekly, one might deduce that the request for additional parking
is to meet the potential growth needs of the predominate slh community.
The pastor insists that he has no intensions too increase the actual
number of AA meetings beyond the current weekly 12, but he will not
clarify any restrictions as to the number of persons attending each of
these 12 meetings. In summary, regardless of the weekly farmers market

1



success or failure, essentially you are being asked to approve a larger
parking lot potentially for increased AA attendants, which this
neighborhood should not have to accommodate.

>>>>

>>>> I have had the pleasure of meeting most of you at neighborhood
gatherings regarding all of the many sober living homes surrounding our
Bay Street. With all that comes with those homes, we have been forced to
as they say, suck it up and have faith in the new ordinances. If and when
an actual "parking lot" expansion must occurs, please consider the
residents on Bay Street who will be directly impacted by these changes and
unknowns.

>>>>

>>>> * Reevaluate overall parking lot design to incorporate parking

>>>> spaces

aligned from east to west. According to the proposed design there will be
10 north facing parking spaces provided. This will mean car lights at all
hours of the day/weekly, intruding on the residential homes on Bay Street.
As for residents of 2040 Orange Ave, they would have the shield of their
high fence.

>>>>

>>>> * Increase the easement on Bay Street back more than the proposed 5
feet from the outlined sidewalk.

>>>>

>>>>

>>>> This being a hot topic for many living in the neighborhood, I
appreciate your time and thought on all of the above issues and interests.
>>>>

>>>> Best regards,

>>>> Marlo Steinhauser

>>>> 196 E. Bay Street

>>

>>>>



PH-

TO: Robert L. Dicksan, Stephan Andranian, Colin McCarthy, Jeff Mathews, Tim Sesler
FROM: Flo Martin, 2442 Andover Place, Costa Mesa, CA 949.933.3699 flomama@aol.com
RE: Public Hearing ltem #4~ PA-14-41

My second home in Scotts Valley, CA., near Santa Cruz, is located several blocks away from a very
popular Farmers’ Market, which operates on Saturdays from 8 a.m. to 1 p.m. The market consists of
about 15 vendors and occupies the entire parking lot in front of our Community Center on Bluebonnet
Lane. | usually walk to the market around 11 a.m. and see 50-60 customers there at that hour just
about every week. My guess is that hundreds of locals shop there. The people who drive get to park
across the street.

Parking is available at our local Regional Transit Bus station that accommodates several hundred
cars at a time. Also across the street from the farmers’ market is the local branch of the Santa Cruz
Library, which has parking for approximately 60 cars. As you can see, this Saturday morning
Farmers’ Market has plenty of parking available. Street parking is NOT PERMITTED AT ANY TIME.

Side note: Scotts Valley’s 2014 population was 11,580, about 10% of Costa Mesa’s population.

St. John’s Episcopal Church’s request to expand their parking lot in order to sponsor a Farmers’
Market in the middle of a single-family residential area is completely unacceptable for the following
reasons as found in the Conditions of Approval (pp 16-17 of the report):

e #6: one parking space per vendor and one space for customers. IMPOSSIBLE!

e #8: set-up no earlier than 8 a.m. and take-down no later than 4 p.m. ALL THOSE
TRUCKS/CARS unloading and setting up so early Saturday morning and pulling in/out all day
long!

e # 14: sale of second-hand items limited to 33% of vendor booths. FARMERS” MARKET?

e #17: church only responsible for litter pick-up for area under its control. WHAT ABOUT
LITTER IN THE STREETS?

e #19: “the quiet enjoyment of the surrounding neighborhood” Please refer to #8.
IMPOSSIBLE!

#24: temporary lighting shall be directed away from residents IMPOSSIBLE!

e #26: Adjustments of operational hours by no more than two hours, addition of one weekday
market event, increase in up to five (5) additional booths UNBEARABLE FOR THE
NEIGHBORS

| urge you to vote no and deny St. John’s request for a Farmers’ Market. Even if the parking lot were
expanded, the parking would be IMPOSSIBLE. A farmers’ market is completely incompatible with the
surrounding neighborhood. The hours of operation would have negative effects on folks who wish to
sleep in after a long week at work. And, adding another weekday market event and increasing the
booth count up to 5 more is ADDING INSULT TO INJURY to the local residents.

Thank you for your consideration. Received
City of Costa Mesa

\ ~
i}:iv\ Development Services Department
poA Ve

. JUN 08 2015
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GARDEA, ANTONIO

Subject: FW: farmers market

On Jun 4, 2015, at 3:16 PM, cami scagliotti <cabanholzer@hotmail.com> wrote:

Dear Planning Commission,

My husband and I are residents of 221 E 19th Street. I am writing to you today to express our
support for the CUP to allow St. John's Episcopal Church to host a farmers market on Saturdays.
We think this would be a great addition to our neighborhood and we hope that you approve their
request without modification.

Thank you,
Cami Scagliotti



Pl

ARMSTRONG, GARY

L ]
From: SCOTT HAUSMAN <hausmans@prodigy.net>

Sent: Monday, June 08, 2015 10:36 AM

To: ARMSTRONG, GARY

Subject: farmers market

Gary,

We can't bring any more traffic to the Orange Ave. and Bay Street neighborhood. The area is already used as an alternate route for
beach traffic and others trying to avoid the 55 and Newport Blvd tangle and, when moving, often resembles a speedway. When it's not
moving, it's in gridlock. Neighbors cannot get into or out of their driveways because of too many cars taking the "shortcut".

The idea of a Farmers Market increasing the already out of control traffic is asinine. The reality is going to be that, from 9am- 3pm on
Saturday- the proposed hours of operation for the market- residents along Orange Avenue and Bay Street (and nearby side streets) will
be severely impacted by the additional traffic the market will draw.

We're all too familiar with the "garage sale" mentality.... The inconsiderate people who spot a sale and feel it's perfectly within their
rights to slam on the brakes, wherever in the street they may be, to get out and hunt for a bargain. These people block driveways, park
halfway in the street and block traffic, etc. for the better half of most weekend mornings.

Now, what do you think will be happening when the beach goers, sitting in gridiock, spot the Farmers Market?? Do | really need to tell
you? Resident homeowners deserve better. C'mon Costa Mesa, we can DO better. NO to the Farmers Market in our residential
neighborhood. Period.

scott hausman



To whom it may concern-Costa Mesa City Council:

For over 40 years, my mother has maintained and owned a beautiful home on 196 E. Bay Street.

I have lived in this home for 20 of those years and continued to visit and enjoy family bbg’s and get-
togethers there to this day.

As a child, living on Bay Street was very different than how we know it today. Kids would be playing on
their front lawns, lemonade stands, fun neighborly garage sales, Easter egg hunts on St. John the Divine
lawn across the street as well as softball practice with my grandmother, laughing....joyful.

Today, and as we know all things change over time, Bay Street has completely transformed into another
image. Sober living homes lining the streets, AA meetings conducted nightly at the church,
smokers/drinkers loitering the streets at all hours...etc... | honestly can’t say that | have seen a child
playing on our street in at least 10 years and | can’t say if | were a parent, that | would even consider
letting them outside past 5pm at night.

Over the past few years | have seen a few changes at St. John the Divine. A parking lot and living
quarters for the elderly, which is not awful, however we had to adjust to the new view from our homes,
and let’s be honest, every person who owns a home, including yourselves, prides themselves on not only
the beauty inside, but the beauty outside their living space.

When the church put in the small little park with grass and flowers a few years ago, we had some hope.
It added just a little bit of something nice for the people that have owned homes here for over 40 years.

Now, a farmer’s market is being proposed and a huge parking lot to replace what little we have left
when we walk outside. My mother as well as several neighbors will be devastated by this. Isn’t there
anywhere else that you can provide parking and or a farmer’s market? The swap meet has been around
for over 40 years and it is only a few miles away.

1 am opposed to this project simply because other peoples’ humble lives are not being taken into
consideration...only one side. | guess we never know how another person is feeling unless we take a
walk in their shoes...so | can only ask any of you this one question: How would you feel if a nice asphalt
parking lot was being installed outside of YOUR home that you spent 40 years making a place to be
proud of. Do any of you live on BAY STREET?

Thank you,

Maggie Steinhauser




GARDEA, ANTONIO

Subject: FW: Planning Application PA-14-41: CUP for Farmers Market

From: Mark Askelson [mailto:maskelson@ca.rr.com]

Sent: Monday, June 08, 2015 11:26 AM

To: rdickson.cmpc@gmail.com; sandranian@yahoo.com; colinkmccarthy@yahoo.com; aventrue @ca.rr.com;
twsesler@gmail.com

Cc: ARMSTRONG, GARY; FLYNN, CLAIRE; GARDEA, ANTONIO

Subject: Planning Application PA-14-41: CUP for Farmers Market

Dear Planning Commissioners,

My name is Mark Askelson. | am a resident of the East Side of Costa Mesa, and as such a neighbor of the proposed
farmers market. | am not affiliated with the Episcopal Church of St. John the Divine or the proposed farmers market in
any way.

I'write in favor of the proposed community farmers market not only as an interested neighbor, but also as a planning
professional. | hold a Bachelor of Science Landscape Architecture from the University of Wisconsin. The focus of my
studies at Wisconsin were real estate and land use planning. Earlier in my career | was a Principal Planner with the
Department of Planning, Zoning, and Environmental Quality of the County of Lake, lllinois. In that role | was a member
of the team that administered the County’s Subdivision and Zoning Ordinances.

Churches are an interesting land use. Municipal zoning ordinances around the Country have traditionally established
that churches are a permitted use in most every zoning district, including residential districts, despite the fact that the
nature of the land use...the size of the building, the height of structures, the amount of parking, the vehicle traffic they
generate, their hours of operation, and their many and varied ancillary uses...are more similar to uses typically restricted
to commercial zoning districts. The reasons for this are many, but one core argument for permitting churches to be
built and to operate in residential neighborhoods is that churches are seen to provide an important place for community
gathering, and therefore a church is a valuable asset to a residential neighborhood. Among the safest and.most
desirable to live in neighborhoods are those that provide their residents with multiple places for community gathering
such as parks, schools, churches, and libraries.

The retail operations of the proposed farmers market, by themselves, are arguably out of character with a suburban
residential neighborhood; however, as a temporary ancillary use of a church property, the event like nature of a farmers
market is very consistent with a church’s role as a valuable place for community gathering. Although the proposed
farmers market will be open to all, it will not likely make for destination shopping; people are not likely to drive from
long distances to shop this farmers market. In fact, for this farmers market to be a success, the people who shop the
market will necessarily be my neighbors from the East Side of Costa Mesa. We will choose to shop the farmers market
not only for access to artisanal and organic products not always available to us in our neighborhood shopping districts
along 17th Street and Newport Boulevard, but because we enjoy and value the opportunity to informally gather with
our neighbors and to participate in a standing community event.

Go to a community farmers market and observe what happens there; Corona Del Mar’s weekly farmers market as an
example. Take a cup of coffee, find a bench or a curb, and spend an hour observing the comings and goings. Pay
attention to what happens not so much at the retail stalls, but what happens in between the stalls. You will see that
friends and neighbors meet. They talk about local events and issues. They strengthen friendships and neighborly
bonds. They are active participants in a community event. You will also observe that many people walk or ride bikes to
and from their local farmers market. They frequently bring their own reusable shopping bags.

In conclusion, | believe a farmers market is more about community than it is about retail sales. | believe the proposed
farmers market will be valuable asset to our neighborhood. 1 urge you to approve this CUP Application. Thank you.
Mark Askelson



GARDEA, ANTONIO pH B L‘—

From: Edward G. Sauer <sauer@egsauer.com>
Sent: Sunday, June 07, 2015 6:41 AM
To: rdickson.cmpc@gmail.com; FLYNN, CLAIRE; sandranian@yahoo.com;

colinkmccarthy@yahoo.com; aventrue@ca.rr.com; twsesler@gmail.com; ARMSTRONG,
GARY; GARDEA, ANTONIO

Cc: stjohncm.rector@gmail.com

Subject: Support for the Farmer's Market at St John the Divine Episcopal Church

Dear Commissioners,

My name is Ed Sauer and | live on Bay Street directly across from St.

John the Divine Episcopal Church. I am writing to you today in support of the church’s proposed Farmer’s Market. |
personally look forward to having a weekly farmer’s market and being able to walk right across the street to get fresh
produce. | love the idea of supporting local businesses and farmers. It also presents the community with an opportunity
to get out and mingle at a pace that is more leisurely instead of the hurried trips to dart in and out of the grocery store |
seem to experience in my quest for food these days.

I have heard some of the concerns that have been raised about traffic and parking and | believe the benefits in this case
far outweigh the short term weekly inconvenience. There are other enterprises in the neighborhood that create parking
issues throughout the week, but it is public parking so I have little | can say on that. | have spoken with the people at the
church and | believe they are handling these issues well. In my time living here, | have always had good dealings with the
people at St. John’s, and | trust that if | have any issues moving forward, they will work diligently to respond.

It is important to me that the Planning Commission hear voices of support and not just the negativity. A lot of the people
in our neighborhood are excited about this, and I’'m one of them. Thank you for taking my enthusiastic “yes” into
consideration as you deliberate on this issue.

Thank you for the opportunity to express my support for the Farmer's Market proposal.

Sincerely,

Edward Sauer
sauer@egsauer.com
949-254-0342 mobile
http://www.egsauer.com
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