


CITY OF COSTA MESA
PUBLICATION

NOTICE IS HEREBY GIVEN that the Costa Mesa Zoning Administrator will render a
decision on December 18, 2025, or soon thereafter, on the following item:

Application No.: PMCP-25-0013

Applicant/Agent: In-N-Out/ Brigid Williams

Site Address: 3211 Harbor Boulevard

Zone: Local Business (C1)

Description: Zoning Application PMCP-25-0013 is a request for a Minor Conditional Use
Permit to modify an existing parking lot to allow additional drive-through queuing on-site
for the existing In-N-Out Burger Restaurant.

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

Additional Information: For more information, call (714) 754-5245, or emall
planninginfo@costamesaca.gov. Planning Division staff are available from 8:00 AM to
5:00 PM Monday through Thursday and alternating Fridays, except specified holidays.
There will be no public hearing on this request. Any written correspondence must be
emailed to ZAPublicComments@costamesaca.gov prior to 12:00 PM on the day of the
decision date (see above). The staff report and related documents may be viewed on the
City’s website at https://www.costamesaca.gov/. If you challenge this action in court, you
may be limited to raising only those issues you, or someone else raised, prior to the
decision date.
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PLANTING LEGEND

SYMBOL BOTANICAL NAME COMMON NAME SIZE SPACING QUANTITY ~REMARKS %Jﬁg és
TREES
\\ EXISTING PALM TREE TO REMAIN +-11
~ CARISSA MACROCARPA —— EXISTING TREE TO REMAIN +-3
" ‘GREEN CARPET
- _
NANDINA DOMESTICA —_— .
= . e MAGNOLIA GRANDIFLORA SAINT MARY 36" BOX PER PLAN +-4 TREE FORM LOW
SEIKA _ —_ 405 FREEWAY OFF RAMP 'SAINT MARY SOUTHERN MAGNOLIA
< CALAMAGROSTIS X ACUTIFLORA -
~'KARL FOERSTER'
T— T U= + — PYRUS CALLERYANA CAPITAL PEAR 36" BOX PER PLAN +-9 STANDARDS LOW
— . — OLEA EUROPAEA
HEMEROCALLIS == — . .
="~ = EXISTING PHOENIX ——
| <C . CANARIENSIS,SKINTRUNKAND - — — —/ —/ — — — — — — — — — — — — — — — — —
S RE-ESTABLISH PINEAPPLEPER = — — — — — — — — — — — — — — 0 o o o o ARCHONTOPHOENIX ALEXANDRAE KING PALM 6'BTH PER PLAN +/-13 SKIN/TRIM TRUNKS MED
% ANSI A300 PER ANSI A300
.‘ﬁ?ﬁi‘af=mp >
—— CHAMAEROPS HUMILIS CERIFERA BLUE MEDITERRANEAN FAN PALM 36" BOX PER PLAN +-4 SKIN/TRIM TRUNKS LOW
PER ANSI A300
ROSA SPP.
L '|CEBERG'
i . . —— WASHINGTONIA ROBUSTA MEXICAN FAN PALM 20' CBT PER PLAN +-2 SKIN TRUNKS PER LOW
LSRG a BOUTELOUA GRACILIS IN N OUT CROSS PALMS ANSI A300
(TS 'BLONDE AMBITION'
‘ \ \ OO SHRUBS
' CHAMAEROPS HUMILIS
& EXISTING TREE TO REMAIN 05 | CERIFERA
/575 | = _ | | | ® BOUTELOUA GRACILIS BLONDE AMBITION 5GALLON  24"0.C. +-127  TRIANGLE SPACING ~ LOW
ALy T g‘((‘:‘ X ‘ ZAMIA FURFURACEA 'BLONDE AMBITION' BLUE GRAMA GRASS
Y ey
* 4= s ' (}) —— CALAMAGROSTIS X KARL FOERSTER FEATHER 5GALLON  36'0.C. +#-17  TRIANGLE SPACING ~ MED
S azd) | ACUTIFLORA 'KARL FOERSTER' REED GRASS
Gy 2
MAG [“@,;46 ' ® —— DIANELLA TASMANICA VARIEGATED FLAX LILY 5GALLON  24"0.C. +-82  TRIANGLE SPACING  LOW
= '85’;3: 'VARIEGATA'
o i LANDSCAPE BOULDER ———  DIANELLA REVVOLUTA LITTLE REV FLAX LILY 5GALLON  24'0.C. +-62  TRIANGLESPACING  LOW
%0 S COLOR: AMBER CLOUD LITTLE REV'
,’ |l_ n
D 4"8"' ANGULAR COBBLE @ ——— HESPERALOE PARVIFLORA BRAKELIGHTS RED YUCCA 5GALLON  24'0.C. +-12  TRIANGLE SPACING ~ LOW
FOR DRY STREAM BED ! ,
- | ‘ BRAKELIGHTS
HESPERALOE PARVIFLORA ® ——— HEMEROCALLIS RED DAYLILY 1GALLON  24"0C. +-131  TRIANGLE SPACING ~ MED
N BRAKELIGHTS EVERGREEN RED'
-~ | OC Q) ——— LIGUSTRUM SINENSIS SUNSHINE LIGUSTRUM 5GALLON  36'0.C. +-10  TRIANGLE SPACING  LOW
<< ‘SUNSHINE'
m = €@ ——— OLEAEUROPAEA LITTLE OLLIE 5GALLON  36'0.C. +-50  TRIANGLE SPACING ~ LOW
= o0 L 'MONTRA' DWARF OLIVE
2 = T 1 1 (&) —— NANDINA DOMESTICA OBSESSION NANDINA 5GALLON  36'0.C. +-79 TRIANGLE SPACING ~ MED
= o / / o = LIGUSTRUM SINENSIS ) \SEIKA
m ‘ ,
MAGNOLIA GRANDIFLORA 3 A °° % SUNSHINE" | O @ "
Iy i ’ EUONYMUS JAPONICUS — IN'N OUT CROSS PLAMS m 'SILVER KING'
> 54 'SILVER KING' T .
[KEEP GLEARL. N\ L (R) —— ROSA SPP. WHITE ICEBERG 5GALLON  36'0.C. +#-37  TRIANGLESPACING  LOW
AN ’ o ICEBERG' SHRUB ROSE
\
6" TALL LP¥X = ’ Q @ ——— CARISSA MACROCARPA TOMLINSON 5GALLON  36'0.C. +-17  TRIANGLE SPACING  LOW
3¢ COSAX _ m TOMLINSON NATAL PLUM
ﬁz il | 'NOARE' — EE: (=) ZAMIA FURFURACEA CARDBOARD PALM 15GALLON  PER PLAN +-5 TRIANGLE SPACING ~ MED
| q
| | ' GROUNDCOVER
7 Lo ; =
| : i EYRUS CALLERYANA (k) —— ROsAX FLOWER CARPET 5GALLON  48'0.C. +-33  TRIANGLESPACING  LOW
| \}.x i CAPITAL 'NOARE' RED ROSE
| = H ® —— LANTANAX NEW GOLD LANTANA 1 GALLON 36" 0.C. +-70 TRIANGLE SPACING ~ LOW
| 5 i EXISTING PALM TREE TO REMAIN NEW GOLD
+ A
— : / ; D] \ | @ ——— BOUGAINVILLEA 00-LA-LA® BOUGAINVILLEA 1 GALLON 36" 0.C. #-10  TRIANGLE SPACING ~ LOW
0 g DIANELLA REVVOLUTA 'MONKA'
|| ': ol 'LITTLE REV' NOTE:
I \ Iy 1. CONTRACTOR SHALL CONTACT IN-N-OUT PERSONNEL FOR FIELD LOCATION OF SAID BOULDERS. REFER TO BOULDER DETAIL.
& NS 18"PALM 2. QUANTITIES SHOWN ARE APPROXIMATE, CONTRACTOR SHALL VERIFY COUNTAND ADJUST BASED ON ACTUAL FIELD
| ﬁ, 2yl \ DIANELLA TASMANICA l CONDITIONS AND SIZE OF PLANTERS.
| /2 \ /] 'VARIEGATA' | 3. ALL PLANT MATERIAL SHALL BE REVIEWED AND APPROVED BY IN-N-OUT REP. AND LANDSCAPE ARCHITECT.
, : ] 4. ALIGN TREES WITH PARKING STALLS STRIPING.
| i d 5. CONTRACTOR SHALL INSTALL 2 AERATION TUBES, 48" IN LENGTH FOR ALL TREES INCLUDING PALMS. INSTALL 4 DEVICES FOR
| I ! bl — EXISTING TREES GREATER THAN 6" TRUNK DIAMETER.
- | 169
|
| ..
- | : ] \ yZ
N St oL
;S 1
/
q ’\\1 \
\
5 R i
BOUGAINVILLEA / / l LANDSCAPE CONSTRUCTION LEGEND LANDSCAPE BOULDER LEGEND
\ IS
N ‘MONKA' \ A — SYMBOL MATERIAL BOULDER # SIZE TYPE/ COLOR/ MANUFACTURER
!F\IAEN&%NOALE' o / NO SYMBOL FOREST FLOOR MULCH - 3" THICK g 1 1'X2' X3 DECORATIVE STONE SOLUTIONS
, \ SHOWN MULCH LAYER TO BE INSTALLED IN ALL 0 2 2 X4 X 3 BOULDER/ COLOR: AMBER CLOUD
/ o PLANTERS WITHOUT DG OR ROCK. © PH: 800-699-1878
3 3IX3I X3
— © \ J— 4" TO 8" SIZE ROCK ANGULAR STONE WITH
DC = L WEED BARRIER AS INDICATED. BOULDER PLACEMENT (GROUPINGS) SHALL BE REVIEWED BY THE
9§ 2 : J \ SUBMIT LOCALLY AVAILABLE OR EQUAL LANDSCAPE ARCHITECT PRIOR TO PLACEMENT.
o omE— — - I % o BID PURPOSES: BAJA CRESTA GRAY
9 ] - jﬁi‘j‘i “““ - - ‘OHE -  —— — — — — — L ' '
_____ o e = G E - ‘-GB——M\ e ———————— 6"X6" CONCRETE MOW CURB
7_jli‘\w“\ GHE
| —] T RE————————— —OHE — — — — — — — — . TREE COUNT SHRUB COUNT
| 6495 SQ. FT. LANDSCAPE AREA /200 SQ FT. = REQ. 32 TREES 6495 SQ. FT. LANDSCAPE AREA /25 SQ FT. = REQ. 260 5 GAL SHRUBS
| 42 PARKING SPACES / ON TREE PER 6 SPACES = REQ. 23 TREES
| | PROVIDE : 22 TREES PROVIDE :
! / 3 EXISTING TREES 51;: ; gﬁt g:gﬂgg 4 A
I | 6 EXISTING PALMS TREE 5 - 15GAL SHRUBS
SCALE: 1" : 200" 6 NEW TREES
PLAN VIEW 7 NEW PALMS

LANDSCAPE IRRIGATION INTENT:

Call: Toll Free

811

TWO WORKING DAYS
BEFORE YOU DIG

fUnderground Service Alert )

J

ITIS THE INTENT TO PROVIDE AN IRRIGATION DESIGN UTILIZING DRIP IRRIGATION
SYSTEM FOR THE ENTIRE SITE BURIED A CONSTANT 4" BELOW FINISH GRADE AND
STAPLED DOWN @ 5' INTERVALS FOR ADDED PROTECTION. THE IRRIGATION SYSTEM
SHALL BE CONTROLLED BY A SMART CONTROLLER WITH ONSITE WEATHER SENSOR
AND REMOTE OPERATION THROUGH THE INTERNET FROM CENTRAL LOCATION.
CONTROLLER SHALL BE A TYPE WHICH AUTOMATICALLY ADJUSTS RUNTIMES AND
FREQUENCIES BASED, NOT ONLY ON HISTORICAL ET, BUT ACTUAL ONSITE WEATHER
CONDITIONS.

EXISTING TREES & PALMS

17
13

CROSS PALMS 2

TOTAL PALMS AND TREES 42

WATER EFFICIENT LANDSCAPE STATEMENT

| HAVE COMPLIED WITH THE CRITERIA OF THE WATER EFFICIENT LANDSCAPE ORDINANCE
(STATE OF CALIFORNIA TITLE 23, DIVISION 2, CHAPTER 2.7) AND APPLIED THEM FOR THE
EFFICIENT USE OF WATER IN THE LANDSCAPE DESIGN PLAN.

DATE:

BRANDON PETRUNIO,
PLA 5894:

October 2, 2025

TREE ROOTBARRIER - FIBERWEB BIO BARRIER:

AGRONOMIC SOILS REPORT REQUIREMENT

e CONTRACTOR SHALL INSTALL TREE ROOT BARRIERS FOR ALL TREES
WITHIN 6' OF CONCRETE EDGE. INSTALL THE 24" VERSION AND SHALL
BE CONTINUOUS FOR 10' ON EITHER SIDE OF TREE.

e STREET TREES AND OTHER TREES LOCATED WITHIN 10-FEET OF THE
PUBLIC RIGHT-OF-WAY (WITH THE EXCEPTION OF PALM TREES)
SHALL BE PROVIDED WITH A BIO BARRIER.

AFTER MAJOR GRADING OPERATIONS ARE COMPLETED, CONTRACTOR SHALL OBTAIN
SOIL SAMPLES FROM MIN 6" DEPTH AND SUBMIT TO AN APPROVED LABORATORY FOR
ANALYSIS AND RECOMMENDATIONS. OBTAIN A MINIMUM OF 1 SAMPLE PER ACRE AND
1 SAMPLE AFTER IMPLEMENTATION OF FIRST REPORT FOR VERIFICATION SOIL
MEETS SOILS LAB STANDARDS. REPORTS MUST BE SUBMITTED TO LANDSCAPE
ARCHITECT, CITY AND OWNERS REP. FOR REVIEW AND APPROVAL.

SCALE: 1" : 20’

GRAPHIC SCALE

BPA

LANDSCAPE ARCHITECT:

LANDSCAPE ARCHITECTS

BRANDON PETRUNIO & ASSOCIATES, INC.

ignature

01/31/2027

Renewal Date
2025-08-07

Design Studio: 301 N. San Dimas Ave., San Dimas, CA. 91773
Corp Office: 15699 Cherry Leaf Lane, Fontana, CA. 92336
T: (424) 235-8940, M: (951) 312-9943, E: brandon@bpalas.com
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