REASONABLE ACCOMMODATION APPLICATION

Address / Location | 2526 Carnegie Avenue | Case Number | PRAC-25-0001

Property Owner Dawn Vaught

Authorized Agent | Dawn Vaught

Request Application for reasonable accommodation to allow prohibited parking for a residential
property (parking in a required setback area that is not in a driveway serving the garage).
Final Action Planning Division

SUBJECT PROPERTY
Zoning District Single-Family Residential District (R1)
General Plan Low Density Residential (LDR)
Land Use Designation
Lot Dimensions Approx. 85 feet x 130 feet (corner lot)
Lot Area 11,050 sq. ft. (0.25 acres)

List of Relevant Permits / | BPCR-25-0305
Land Use Entitlements
Existing Development Existing development includes an existing three-bedroom, single-family residence with
an attached 2-car garage and attached patio cover. The property also contains a second
floor ADU located above the existing garage as well as an existing pool/spa in the
backyard.

Proposed Improvements | (As part of the plan check submittal under BPCR-25-0305), a two-story addition to the
existing single-family residence is proposed including a new pantry, dining room area
and bathroom on the first floor and new office, gym, sauna and bathroom on the second
floor, with an attached second floor deck (in the area of the previous patio cover).
Additionally, a new drive approach and driveway is proposed along Carnegie Avenue;
the driveway is proposed for outdoor parking in the driveway that does not serve a
garage (request for reasonable accommodation).

SURROUNDING PROPERTY

Zoning District I‘.iaenn:ﬁslepll::signation Existing Development
g:r':?s Bucknell Dr) SDiir;?:iZF(aRT)”y Residential Low Density Residential (LDR) Single Family Residential
East SDiir;tgrlii:(F(aRT)”y Residential Low Density Residential (LDR) Single Family Residential
South SDiir;tgrlii:(F(aRT)”y Residential Low Density Residential (LDR) Single Family Residential
y:;ztss Carnegie Ave) Local Business District (C1) | Neighborhood Commercial (NC) Egrrlw(irrr:grlggriruilding

DIRECTOR DECISION

THE REASONABLE ACCOMMODATION REQUEST IS [X] APPROVED / [] DENIED BASED ON THE FOLLOWING
ANALYIS AND FINDINGS MC

MC 4
Tai

: . Dec 2, 202¢
Approved by: Carre TaiToee2, 2025 11:21:22 PST) Decision Date:

Appeal of this decision shall be filed within 7 days of the decision date noted above by remittance of the appeal fee and according to
the procedures set forth in Title 2, Chapter IX, of the Costa Mesa Municipal Code.



Figure 1. Vicinity Map
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ANALYSIS

Costa Mesa Municipal Code (CMMC) Chapter IX, Article 15 establishes the procedure by which a
person may request reasonable accommodation, and how the request is to be processed, in
accordance with federal and state fair housing laws. The purpose of the reasonable accommodation
process is to provide flexibility in the application of land use and zoning regulations, policies, and
procedures when such flexibility is necessary to eliminate barriers to housing opportunities for
persons with disabilities, as required under the federal Fair Housing Act and the California Fair
Employment and Housing Act.

In reviewing this request, staff has considered the criteria outlined in CMMC Section 13-204(c), which
requires findings related to (1) the necessity of the accommodation to afford individuals with
disabilities an equal opportunity to use and enjoy a dwelling; (2) whether the accommodation would
impose an undue financial or administrative burden on the City; and (3) whether the accommodation
would result in a direct threat to the health or safety of others or substantial physical damage to the
property of others.



The specific request would allow for a type of prohibited parking described in Section 13-93(e):

e “Prohibited parking. In all zones, no parking shall be permitted in any required setback areas
abutting a public street except in a driveway serving the garage of only one dwelling unit.”

As shown in the Partial Site Plan (Figure 2), the applicant is requesting to construct a new drive
approach along Carnegie Avenue for access to a driveway and proposed open parking, that does not
lead to a garage (shown in blue). Currently, parking for the site is provided by a garage with a non-
conforming driveway along Bucknell Road that is located toward the rear of the property. The new
open parking space will be located closer to the front door of the residence (new path of travel shown
below in Figure 2).

Figure 2. Partial Site Plan
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Figure 3. Street View

Pursuant to CMMC 13-200.62(f), eight findings must be made for the Director of Economic and
Development Services to approve a reasonable accommodation request. These findings include:

1.

The requested accommodation is requested by or on the behalf of one or more individuals with a
disability protected under the fair housing laws.

The requested accommodation is necessary to provide one or more individuals with a disability
an equal opportunity to use and enjoy a dwelling.

The requested accommodation will notimpose an undue financial or administrative burden on the
city, as "undue financial or administrative burden" is defined in fair housing laws and interpretive
case law.

The requested accommodation is consistent with surrounding uses in scale and intensity of use.

The requested accommodation will not, under the specific facts of the case, resultin a direct threat
to the health or safety of other individuals or substantial physical damage to the property of others.



6.

If economic viability is raised by the applicant as part of the applicant's showing that the requested
accommodation is necessary, then a finding that the requested accommodation is necessary to
make facilities of a similar nature or operation economically viable in light of the particularities of
the relevant market and market participants generally, not just for that particular applicant.

Whether the existing supply of facilities of a similar nature and operation in the community is
sufficient to provide individuals with a disability an equal opportunity to live in a residential setting.

The requested accommodation will not result in a fundamental alteration in the nature of the City's
zoning program.

Grounds for Reasonable Accommodation

Additionally, in accordance with Section 13-200.62, the following factors shall be considered in
determining whether to grant the requested accommodation:

1.

Is the requested accommodation necessary to afford a disabled person an equal opportunity to
use and enjoy a dwelling? To determine whether the accommodation is necessary, the director
may consider, among other things: The nature of the disability including the special needs created
by the disability, the physical attributes and setting of the property and structures, the potential
benefit that can be accomplished by the requested accommodation, and alternative
accommodations that may provide a comparable level of benefit.

Is the requested accommodation reasonable? A requested accommodation is not reasonable if it
would impose an undue financial or administrative burden on the City. It is also not reasonable if
it would fundamentally alter a City program, such as the City's zoning scheme.

a. In considering the financial or administrative burden on the City, the director may consider,
among other things, the extent to which the City would have to dedicate resources, such as
staff time and funds, to grant the request and other requests like it.

b. In considering the potential alteration to a City program, such as the City's zoning scheme, the
director may consider, among other things, whether granting the request would be consistent
with the City's General Plan, with the purpose and nature of the particular zoning district, and
with nearby uses. The director may also consider whether the requested accommodation
would potentially have adverse external impacts on properties in the vicinity.

Reasonable Accommodation Findings

The findings and facts in support of the Reasonable Accommodation approval are provided below:

Finding I: The requested accommodation is requested by or on the behalf of one or more individuals
with a disability protected under the fair housing laws.

Facts in Support of Finding: The requested accommodation is being requested on the behalf of
an individual with a disability protected under the fair housing laws.

Finding lI: The requested accommodation is necessary to provide one or more individuals with a
disability an equal opportunity to use and enjoy a dwelling.



Facts in Support of Finding: The applicant has demonstrated that due to mobility limitations
associated with a disability, accessible parking proximate to the residence is required. The Zoning
Code prohibits parking within required setback areas unless the space is part of a driveway serving
the garage. This restriction creates a barrier to accessible parking for the individual with a
disability. Allowing parking in the required setback area will provide direct, functional access to
the dwelling, thereby affording the individual with a disability an equal opportunity to use and
enjoy the home in the same manner as residents without disabilities. The requested
accommodation is therefore necessary to effectuate the protections of the Fair Housing Act.

Finding lll: The requested accommodation will not impose an undue financial or administrative
burden on the city, as "undue financial or administrative burden" is defined in fair housing laws and
interpretive case law.

Facts in Support of Finding: The accommodation involves allowing parking within a required
setback area not serving a garage. Granting this request does not require the City to provide
financial assistance, construct physical improvements, or assume ongoing administrative
obligations beyond the standard review and enforcement associated with zoning approvals. The
City’s role is limited to permitting the requested modification, which imposes no significant cost
and no extraordinary administrative demands. Therefore, approval of this request will not result in
an undue financial or administrative burden on the City under the Fair Housing Act and related
case law.

Finding IV: The requested accommodation is consistent with surrounding uses in scale and intensity
of use.

Facts in Support of Finding: The requested accommodation does not result in a development that
is disproportionate or out of character with surrounding properties. The modification is minor in
nature and maintains consistency with the established residential pattern, including building scale,
lot coverage, setbacks, and overall intensity of use. The accommodation is intended solely to
provide improved accessibility and usability of the property for individuals with disabilities and
does not increase occupancy, traffic, or operational impacts beyond what is typical for similar
residential uses in the area. As such, the request remains compatible with adjacent properties and
consistent with the neighborhood’s existing scale and intensity. Additionally, there are other
examples of corner properties in the neighborhood with two drive approaches (the only exception
would be this driveway doesn't lead to a garage).

Finding V: The requested accommodation will not, under the specific facts of the case, result in a direct
threat to the health or safety of other individuals or substantial physical damage to the property of
others.

Facts in Support of Finding: The requested accommodation has been reviewed for potential
safety, access, and property impacts and has been determined not to create any adverse
conditions affecting neighboring properties or the public. The modification will comply with all
applicable building, fire, and safety codes, ensuring that the health and safety of other individuals
are maintained. The new drive approach will be constructed per City standards. Additionally, the
accommodation does not involve hazardous materials, unsafe design features, or activities that
could result in physical damage to adjacent properties. Therefore, the request does not present a




direct threat to the health or safety of others or substantial physical damage to the property of
others.

Finding VI: If economic viability is raised by the applicant as part of the applicant's showing that the
requested accommodation is necessary, then a finding that the requested accommodation is necessary
to make facilities of a similar nature or operation economically viable in light of the particularities of the
relevant market and market participants generally, not just for that particular applicant.

Facts in Support of Finding: Economic viability was not raised by the applicant as part of their
requested accommodation.

Finding VII: Whether the existing supply of facilities of a similar nature and operation in the community
is sufficient to provide individuals with a disability an equal opportunity to live in a residential setting.

Facts in Support of Finding: The request involves parking within a required setback area that does
not serve the garage, which is otherwise prohibited by the Zoning Code. Unlike group homes or
residential care facilities, there is no comparable “supply” of such driveway accommodations
within the community, as they are expressly disallowed under current regulations. Therefore,
individuals with disabilities do not have access to an equivalent facility elsewhere in the City.
Approval of this request is necessary to afford the applicant an equal opportunity to access and
reside in their home consistent with the Fair Housing Act.

Finding VIII: The requested accommodation will not result in a fundamental alteration in the nature of
the City's zoning program.

Facts in Support of Finding: The requested accommodation applies solely to the applicant’s
individual circumstances and does not involve a change to the City’s zoning code, development
standards, or land use designations applicable to the broader community. Approval of the request
would not create a new land use category, authorize uses otherwise prohibited within the zoning
district, or alter the intent or purpose of the City’s land use regulations. The accommodation is a
case-specific modification intended to remove a regulatory barrier that affects the applicant's
ability to use and enjoy their dwelling due to a disability. Granting the request would therefore not
constitute a fundamental alteration of the City’s zoning program but would instead represent the
individualized application of existing procedures consistent with fair housing laws and the City’s
reasonable accommodation provisions.

RECOMMENDATION

Approve the request for reasonable accommodation.

If you have any questions regarding this application, please feel free to contact the project planner,
Justin Arios, at 714-754-5667, or at justin.arios@costamesaca.gov; or the City’s Planning Division at
714-754-5245, or at planninginfo@costamesaca.gov.

CONDITIONS OF APPROVAL (PRAC-25-0001)

1.

A wheel stop (or similar improvement) shall be provided for the proposed open parking space.



2. This reasonable accommodation is granted solely to allow Dawn Vaught to provide accessibility
improvements for the benefit of Micheal Vaught under the Fair Housing Act (42 U.S.C. §§ 3601 et
seq.). The approval shall run with the land only so long as the identified individual requiring the
accommodation resides on the property and continues to require such accommodation.

Upon the cessation of the need for the accommodation, including but not limited to the permanent
relocation or passing of the individual for whom the accommodation was granted, the property
owner shall, within 90 days (or an alternative period approved by the Planning Division), remove
the subject improvements (driveway and driveway apron) and restore the property to comply with
the applicable provisions of the Costa Mesa Municipal Code, unless the City approves retention
of the improvements through a separate entitlement or determination.

The applicant/property owner acknowledges and accepts responsibility for the timely removal and
restoration requirement as a condition of this approval.

ATTACHMENTS

1. Applicant Letter
2. Site Plan



ATTACHMENT 1

Statement in Support of a Reasonable Accommodation for a Front Driveway

Under the Americans with Disabilities Act (ADA) and Fair Housing Act (FHA), individuals with
disabilities are entitled to reasonable accommodations to ensure equal access to housing. One
such accommodation involves the location of a driveway proposed for the front of property,
particularly when an individual’s mobility impairment limits their ability to safely and efficiently
access their home. My father-in-law, Micheal Vaught is one such individual.

A driveway located closer to the front entrance of a home, rather than at the rear, is a critical
necessity for Michael with his disabilities for the following reasons:

1. Safety and Accessibility: Many individuals with mobility impairments rely on assistive
devices such as wheelchairs, walkers, or canes. A longer distance from a rear driveway
to the front door increases the risk of falls, exhaustion, and unnecessary physical strain.
Micheal currently uses a cane for assisted walking.

2. Equal Housing Opportunity: The FHA mandates that housing providers make reasonable
modifications to allow individuals with disabilities the same housing opportunities as
non-disabled individuals. A driveway positioned at the front of the house removes
barriers that disproportionately affects Michael with his limited mobility.

3. Emergency Situations: Quick and efficient access to a vehicle is essential for those with
disabilities who may have medical conditions requiring urgent care. A front driveway
ensures faster entry and exit, improving safety and response times in emergencies.

4. Weather and Terrain Challenges: Many individuals with disabilities face difficulties
navigating uneven surfaces, steps, or long pathways, especially in adverse weather
conditions. A front driveway minimizes exposure to environmental hazards like rain,
snow, or extreme temperatures, which can be particularly harmful for those with
chronic illnesses or mobility impairments.

5. Compliance with Reasonable Accommodation Laws: Under the Fair Housing Act (42
U.S.C. 3604(f)(3)(B)), property owners and municipalities must provide reasonable
accommodations when necessary to afford a person with a disability an equal
opportunity to use and enjoy a dwelling. Adjusting zoning regulations to allow for a
front driveway is a reasonable and necessary modification that ensures compliance with
federal housing laws.

Conclusion:

Providing a driveway closer to the front entrance is not merely a preference but a necessity for
Michael with his disabilities. Denying this accommodation imposes an unfair burden and
creates significant accessibility barriers, effectively limiting housing options and violating anti-
discrimination protections. Therefore, this reasonable accommodation should be granted to
ensure that Michael has an equal opportunity to live independently and safely in our home.
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NORTH INDICATOR. & NUMBER. CLOUD INDICATES TO THE WALL ASSEMBLY SHEET GUTTER. EXTEND REMOVAL IF THE NEXT JOINT IS LESS THAN 8FT AWAY 7. DECKS, LANDINGS, PADS, PLATFORMS, PORCHES, STEPS, TERRACE, OR SIMILAR STRUCTURES CANNOT BE RAISED MORE £
JEYe FOR WALL TYPE. 2. CONSTRUCT NEW DRIVEWAY APPROACH PER CCM STD 513 OVER 6'CMB. W=10'X =4 THAN 18" IN THE REQUIRED SIDE AND REAR YARD SETBACK AREAS. PER NMBC SECTION 20.31.10 &
3. PUBLIC WORK INSPECTION IS REQUIRED PRIOR TO ISSUANCE OF BUILDING FINAL. AT THE TIME OF INSPECTION, IF ANY OF EXISTING 8. OVERHEAD POWER CONDUCTORS SHALL HAVE A MINIMUM CLEARANCE OF 22.5-FEET FROM THE POOL WATER LEVEL.
PUBLIC IMPROVEMENTS SURROUNDING THE SITE IS DAMAGED; NEW CURB & GUTTER AND STREET PAVEMENT WILL BE REQUIRED. 2518 ,‘
4. AN APPROVED ENCROACHMENT PERMIT IS REQUIRED FOR ALL WORK WITHIN THE PUBLIC RIGHT-OF-WAY FROM PUBLIC WORKS. ’ =
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NATHAN TILLMANNS, ASSOC. AIA

PH: 619.985.6797
E: NATE@QTHEBIMHAUS.COM
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STATUS: PERMIT
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DRAWN BY: NT
DEMO PLAN LEGEND

REVIEWED BY: NT

EXISTING WALLS TO REMAIN

EXISTING TO BE REMOVED

AS-BUILT / DEMO PLAN

LEVEL.1 - DEMO PLAN

5/22/2025 8:44:19 AM
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signature: Martina Caron

Martina Caron (Nov 20, 2025 15:03:52 PST)

Email: martina.caron@costamesaca.gov




REASONABLE ACCOMMODATION Final
Approval w Attachments

Final Audit Report 2025-12-02
Created: 2025-11-19
By: Justin Arios (Justin.Arios@costamesaca.gov)
Status: Signed
Transaction ID: CBJCHBCAABAAD34AQ8X04YcbriGJ6axX7ic3aj2CX5Fvn

"REASONABLE ACCOMMODATION Final Approval w Attachm
ents" History

B

5

23

Document created by Justin Arios (Justin.Arios@costamesaca.gov)
2025-11-19 - 5:00:25 PM GMT

Document emailed to Martina Caron (martina.caron@costamesaca.gov) for signature
2025-11-19 - 5:03:45 PM GMT

Email viewed by Martina Caron (martina.caron@costamesaca.gov)
2025-11-19 - 6:27:19 PM GMT

Document e-signed by Martina Caron (martina.caron@costamesaca.gov)
Signature Date: 2025-11-20 - 11:03:52 PM GMT - Time Source: server

Document emailed to Carrie Tai (carrie.tai@costamesaca.gov) for signature
2025-11-20 - 11:03:56 PM GMT

Email viewed by Carrie Tai (carrie.tai@costamesaca.gov)
2025-12-02 - 7:10:41 PM GMT

New document URL requested by Carrie Tai (carrie.tai@costamesaca.gov)
2025-12-02 - 7:10:46 PM GMT

Document e-signed by Carrie Tai (carrie.tai@costamesaca.gov)
Signature Date: 2025-12-02 - 7:21:22 PM GMT - Time Source: server

Agreement completed.
2025-12-02 - 7:21:22 PM GMT

Adobe Acrobat Sign




	REASONABLE ACCOMMODATION Final Approval MC
	PRAC-25-0001 Attachments 1 & 2
	PRAC-25-0001 Attachments
	C1-Letter for Reason_v1

	A.1
	PRAC-25-0001 Attachments
	C2-Vaught - Permit Set 2nd_v2
	Sheets
	A-1.1 - AS-BUILT / DEMO PLAN





		2025-12-02T19:21:28+0000
	Certified by Adobe Acrobat Sign




