
 
 

 
 
SUBJECT:  Minor Conditional Use Permit (PMCP-25-0013) to modify an 

existing parking lot to allow additional drive-through queuing on-
site for the existing In-N-Out Burger Restaurant  

 
SITE LOCATION:  3211 Harbor Boulevard  
 
APPLICANT:  Brigid Williams 
 
OWNER:  JLO Family LLC 
 
PLANNER:   Victor Mendez, Senior Planner 

           714-754-5276 or victor.mendez@costamesaca.gov 
 
DECISION DATE:  January 29, 2026 
 
 
RECOMMENDATION: 
 
Staff recommends that the Zoning Administrator approve the Minor Conditional Use 
Permit application based on findings of fact and subject to the conditions of approval.  
 

DECISION: 
 
This Zoning Administrator will make a decision on January 29, 2026, or soon thereafter. 
The decision will become final at 5:00 p.m. seven days after the Zoning Administrator 
issues a Notice of Decision, unless appealed by an affected party by filing the necessary 
application and paying the appropriate fee, or if the decision is called up for review by 
a member of the City Council. 
 
COMMENTS OR CONCERNS: 
 
If you have any comments or concerns about the proposed project, please submit them 
in writing to Senior Planner, Victor Mendez, prior to January 29, 2026, at 
victor.mendez@costamesaca.gov, or by delivering them in person or via U. S. Mail to 
the Economic and Development Services Department located at 77 Fair Drive, Post 
Office Box 1200, 92628-1200.   

CITY OF COSTA MESA 
ZONING ADMINISTRATOR STAFF REPORT  
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PLANNING APPLICATION SUMMARY 
 

Location 3211 Harbor Boulevard Application 
Number 

PMCP-25-0013 

Request Minor Conditional Use Permit to modify an existing parking lot to allow additional drive-
through queuing for the existing In-N-Out Burger restaurant  

CEQA Exempt per CEQA Guidelines Section 15301 (Class 1), Existing Facilities  
Final Action Zoning Administrator 

 
SUBJECT PROPERTY 

Zoning District Local Business (C1) 
General Plan Land Use 
Designation   

General Commercial  

Lot Dimensions 330 feet x 270 feet 
Lot Area 52,272 square feet 
Existing Development 3,394 square foot restaurant (In-N-Out Burger) 

 
SURROUNDING PROPERTY 

 Zoning District  General Plan Land Use Designation Existing 
Development:   

North Freeway Freeway Off-ramp for 405 
Freeway 

East C1 (Local Business) GC (General Commercial)  CarMax (across Harbor 
Blvd) 

South C1 (Local Business) GC (General Commercial)  Gas Station; 
Commercial Building 
Across (Gisler Ave) 

West C1 (Local Business) General Commercial Vagabond Inn Motel  
 

DEVELOPMENT STANDARDS COMPARISON 
Development Standard Required/Allowed 

C1 Dev. Standard 
Proposed/Provided Code Compliant 

Density/Intensity    
     Floor Area Ratio  0.2 0.06 Yes 
    
Building Height 2 Stories / 30 FT 1 Story / 30 FT  Yes 
    
Setbacks:  
    Front (Harbor Boulevard) 20 FT 35 FT  Yes 
    Front (Gisler Avenue) 20 FT 193 FT  Yes 
    Side (north) 0 FT 3 FT  Yes 
   Side (south) 20 FT 43 FT  Yes 
   Rear  0 FT 200 FT Yes 
    
Parking:    
Standard 33 40 Yes 
Accessible 2 3 Yes 
Total: 35 43 Yes 
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EXECUTIVE SUMMARY 
 
Brigid Williams, applicant on behalf of In-N-Out Burger, has filed a MCUP application 
to modify an existing parking lot to allow additional drive-through queuing for the 
existing In-N-Out Burger restaurant located at 3211 Harbor Boulevard. The project 
proposes to increase the existing drive-through que capacity from 27 vehicles to 35 
vehicles by eliminating nine parking spaces that negatively impact the drive-through 
lanes. Site improvements include modifications to the parking lot and landscaping 
design. 
 
Staff recommends approval because the proposed application is consistent with 
applicable goals, objectives, and policies of the General Plan and complies with 
applicable provisions of the Zoning Ordinance. Specifically, the existing In-N-Out use 
would continue to promote business within the City's commercial area that is 
compatible with the surrounding Commercial and Institutional Recreational 
developments, and would not be materially detrimental to the health, safety, or welfare 
of surrounding properties. Additionally, staff recommends that the Zoning 
Administrator find the project exempt from the California Environmental Quality Act 
(CEQA) and approve the MCUP based on the findings of fact and subject to conditions 
of approval contained in the staff report.  
 
SETTING 
 
The project site is a 52,272 square-foot parcel located southwest of the 405 Freeway 
and Harbor Boulevard. The approximately 1.20-acre site is developed with a 3,394 
square-foot, single-story restaurant building, and includes 54 existing parking spaces. 
The site is designated as General Commercial by the Land Use Element of the General 
Plan and is zoned C1 (Local Business). The property is surrounded by Local Business (C1) 
zoned properties to the west, east, and south across Gisler Avenue. To the north, the 
adjacent property is the off-ramp for the 405 freeway.  
 
As shown in Figure 1, the subject property is located near the northwest corner of Harbor 
Boulevard and Gisler Avenue. Vehicle site access is shared with the adjacent Vagabond 
Inn and Arco gas station, with one driveway on Harbor Boulevard and two on Gisler 
Avenue. The Orange County Transportation Authority (OCTA) operates the 43 bus route 
with two bus stops located approximately 540 feet and 600 feet away. Bus Route 43 runs 
north-south through Costa Mesa with terminuses at the Fullerton Transportation Center 
and Park Avenue & 19th Street in Costa Mesa. 
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Figure 1: Vicinity Map 

 
 
SITE HISTORY 
 
City records indicate that a 6,600 square foot restaurant (formerly Kaplan’s Deli) was 
demolished to construct the In-N-Out Burger drive-through restaurant after the Planning 
Commission approved the project on May 11, 2009. Subsequently, in 2010 the In-N-Out 
restaurant building was built and opened to the public on December 17, 2010.  
 
BACKGROUND 
 
In-N-Out Burger is a family-owned, regional fast-food restaurant chain known for its 
burgers, fries, and shakes, founded in Baldwin Park, California in 1948. The company 
has locations primarily on the West Coast and in the Southwest. The following is a 
summary of In-N-Out’s entitlement history: 
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• April 9, 2009, the Zoning Administrator approved a MCUP (ZA-09-12), to allow 
the construction of an approximately 3,200 square-foot drive-through In-N-Out 
Burger restaurant with outdoor seating.  

 
• April 13, 2009, Planning Commission Chair Jim Righeimer requested review of 

the Zoning Administrator’s approval of the MCUP (ZA-09-12). 
 

• May 11, 2009, the Planning Commission unanimously upheld the Zoning 
Administrator’s approval of the project. 

 
• May 18, 2009, In-N-Out filed an appeal stating concerns with three conditions of 

approval. 
 

• On June 12, 2009, In-N-Out submitted a letter to formally withdraw their appeal, 
as such, at the June 16, 2009, City Council public hearing, Mayor Mansoor 
announced after roll call that the In-N-Out Burger item would not be heard that 
evening as the applicant withdrew the filed appeal.  

 
• December 17, 2010, In-N-Out opened to the public. 

 
• January 4, 2011, during public comments at the City Council meeting, several 

area residents expressed concerns regarding traffic issues, including vehicle 
queuing on Harbor Boulevard and Gisler Avenue, left-turn movements from the 
In-N-Out driveway onto Gisler Avenue, and on-site circulation.  

 
• January 14, 2011, in response to residents’ concerns, the Transportation 

Services Division conducted a site visit and prepared a memorandum to the City 
Council and Planning Commission. The memorandum concluded that while 
initial opening-day conditions at the In-N-Out located at Harbor Boulevard and 
Gisler Avenue resulted in temporary queuing and parking issues, on-site 
circulation and traffic operations have since stabilized. Accordingly, no further 
modifications to on-site or off-site operations were recommended at that time. 
 

• March 11, 2024, Code Enforcement opened a case after neighboring ARCO 
business owner reported that drive-through queuing from In-N-Out was 
blocking their driveway on Gisler Avenue. 

 
More recently, on November 27, 2024, in response to concerns regarding intermittent 
vehicle queuing from the drive-through lane impacting circulation along Gisler Avenue 
and access to the adjacent ARCO gas station driveway, a Technical Memorandum was 
prepared by the Ganddini Group to evaluate drive-through operations. 
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On February 7, 2025, in response to staff’s initial review, the applicant submitted an 
updated Technical Memorandum incorporating recommendations for drive-through 
operations to ensure that vehicle queues are contained on-site and do not extend onto 
adjacent streets. The memo concluded that while occasional queue spillover into 
Gisler Avenue and momentary blockage of the adjacent ARCO driveway occurred 
under peak Saturday conditions, the proposed third drive-through overflow lane—
expanding on-site capacity to increase from 27 cars to approximately 40 vehicles—
would be sufficient to contain even the 85th-percentile, 95th-percentile, and maximum 
queues observed during peak periods. In-N-Out has updated its proposal to 
accommodate 35 vehicles on-site, rather than 40, in order to maintain required fire 
lane access. This revised configuration still meets the peak-hour on-site capacity. 
 
On August 8, 2025, the applicant submitted a MCUP (PMCP-25-0013) for the proposed 
site redesign to accommodate improved drive-through queuing.  
 
On December 17, 2025, staff received a request from the applicant to continue the 
review of Zoning Application PMCP-25-0013 to a later hearing date. The Zoning 
Administrator granted the request to continue the Zoning Application to the January 
29, 2026, Zoning Administrator decision day. 
 
REQUEST 
 
In-N-Out Burger is requesting a MCUP to modify an existing parking lot to accommodate 
an additional drive-through queuing lane from two to three lanes to encourage greater 
on-site vehicle stacking and circulation for the existing restaurant. This will be 
accomplished by removing nine parking spaces. 
 
Pursuant to Condition No. 12 of the original restaurant approval (Resolution No. PC-09-
21), any change in the operational characteristics of the restaurant requires approval of 
an amendment to the MCUP, subject to review and approval by either the Zoning 
Administrator or Planning Commission. Pursuant to CMMC Section 13-29(p), 
amendments to any approved planning application must follow the same procedure and 
fee schedule as the original approval. Therefore, the proposed site improvements to 
accommodate an additional drive-through queuing lane, from two to three lanes to 
encourage greater on-site vehicle stacking are subject to a MCUP amendment review to 
ensure that the operation remains consistent with City standards, maintains safe 
circulation, and does not adversely impact adjacent properties or the public right-of-way.  
 
MCUP applications are acted upon by the Zoning Administrator pursuant to CMMC 
Section 13-29(c). The Zoning Administrator’s decision may be appealed to the 
Planning Commission by the applicant or a member of the public, or may be called-up 
for review by a City Council member, within seven days of the issuance of a final 
decision pursuant to CMMC 13-29(j). 
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STANDARD OF REVIEW 
 
To approve an MCUP application under CMMC Section 13-29(g)(2)(a-c), the proposed 
development must meet specific criteria. The project must be compatible with 
surrounding developments and should not be detrimental to nearby properties. 
Additionally, granting the permit must not harm public health, safety, or welfare, nor 
permit a use, density, or intensity inconsistent with the general plan or specific plans 
for the property. 
 
Furthermore, all applications must adhere to broader Review Criteria outlined in the 
CMMC. These include ensuring neighborhood compatibility, safety and design 
consistency, compliance with performance standards, and alignment with the general 
plan and/or applicable specific plans. Each application is project-specific and 
evaluated on its unique merits to ensure it aligns with the City's development 
standards.  
 
A comparison and analysis of the project applicable MCUP findings, and project 
compliance with the City’s required Review Criteria is provided further below in this 
report under the Analysis Section.  
 
ANALYSIS 
 
Site Plan 
 
As shown in Figure 2, the existing building is located on the eastern portion of the 
property, with parking provided on the west and southern portion of the lot. The 
proposed drive-through configuration includes stacking vehicles in three 14-foot-wide 
striped lanes between the new landscape island and the existing stone veneer CMU wall, 
with access from the Gisler Avenue driveway. Parking lot modifications are proposed 
west and north of the three-lane drive-through stacking area. The project also includes 
updated landscaping along the street frontages and the addition of landscape planters 
within the parking lot to accommodate these modifications. 
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Figure 2: Site Plan 

 
 
Use and Operations  
 
In-N-Out Burger is not proposing any changes to the site’s use, restaurant building 
square footage, building design, or hours of operation. Existing site access points on 
Harbor Boulevard and Gisler Avenue will remain. Existing drive-through operational 
measures will be reinforced, and additional recommended practices are proposed to 
support the expanded three-lane queuing area and ensure all vehicle queues remain 
on-site; these recommendations are described in detail later in this report. 
 
Parking 
 
As a matter of background, the project site currently contains 54 parking spaces; 
however, the proposed site plan removes nine parking spaces to make room for the 
additional queuing lane. As shown in Figure 3, the parking spaces to be removed 
currently conflict and back up into the drive-through lane. The proposed project 
includes 43 vehicle spaces which is still more than the 35 spaces required by CMMC 
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Section 13-89 for food establishments with more than 300 square feet of public area. 
Based on the code requirements, this use would still result in a parking surplus, eight 
spaces beyond the required parking standard. The applicant has confirmed that the 
reduced parking count will still meet their parking demand, and if parking shortages 
arise, the project is conditioned to require the restaurant to institute appropriate 
measures to minimize or eliminate the issue (Condition No. 5).  
 
In-N-Out is a high-turnover, counter-service restaurant, and parking issues are not 
anticipated. Customers typically stay only briefly, and the site’s location along a transit 
corridor offers alternative transportation options. 
 
Circulation  
 
The existing drive-through currently has two queuing lanes, lane one accommodates six 
vehicles and lane two accommodates seven vehicles, for a total of 13 vehicles.  
 
Vehicular access to the project site is currently provided via three driveways. A single 
driveway on Harbor Boulevard, and two via Gisler Avenue which the westerly drive 
approach will be reconstructed to comply with City of Costa Mesa Standards. The 
easterly drive approach is shared by In-N-Out and the adjacent Arco gas station, 
however, access to drive-through from this entrance is prohibited and is physically 
blocked using removable cones. Most In-N-Out Burger customers enter via the 
westerly driveway on Gisler Avenue, joining the queue in the north-south drive aisle 
adjacent to the ARCO gas station. KEEP CLEAR markings and In-N-Out staff maintain a 
break in the east-west drive aisle to preserve access to/from Harbor Boulevard. 
Customers entering from Harbor Boulevard are directed past the drive-through 
entrance to join the back of the queue near Gisler Avenue. Customers can exit the site 
via the westerly driveway on Gisler Avenue and Harbor Boulevard driveway.  Figure 3 
and Figure 4 illustrates the existing drive-through circulation and vehicular site access. 
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Figure 3: Existing Drive-Through Circulation 
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Figure 4: Existing Vehicle Site Access 

 
 
A drive-through queuing analysis was prepared by Ganddini Group, Inc. to assess the 
In-N-Out Burger site. Observations during peak lunch and dinner periods on weekdays 
and a weekend show that the 85th-percentile queue reaches up to 26 vehicles, the 
95th-percentile up to 27, and the maximum queue up to 29 vehicles. Queue overflow 
onto Gisler Avenue occurs at the 27th vehicle, and the adjacent ARCO driveway was 
impacted once during the Saturday dinner peak, at approximately 5:54 p.m. for less 
than one minute. Overall, the existing site layout adequately accommodates peak 
weekday queues and most weekend periods. The proposed reconfiguration would 
add a third drive-through lane, increasing on-site capacity to approximately 35 
vehicles, providing additional room for all observed peak conditions while improving 
circulation. The proposed site plan configuration from the analysis is shown in Figure 
5.  
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Figure 5: Proposed Queuing 

 
 
Drive-Through Operations 
 
The drive-through queuing analysis also identified several operational measures 
necessary to ensure that all vehicle queues are effectively managed and remain on-
site. The measures focus on actively managing drive-through queues through real-time 
monitoring, flexible staffing, outdoor order-taking and clear communication among 
staff to maintain efficient on-site circulation. Together, these practices are intended to 
prevent queue spillback and maximize on-site queuing capacity. 

 
Combined with the measures and revised site layout, the drive-through overflow 
queuing lanes are expected to sufficiently accommodate peak-period vehicle demand 
while minimizing impacts to adjacent streets and neighboring properties. 
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Landscaping  
 
Pursuant to CMMC Section 13-103(a), landscape and irrigation plans are required for 
all development projects requiring discretionary land use approval. Additionally, the 
CMMC Section 13-6, defines “development” to include the relocation of site structures, 
structural alterations, land disturbance, and any changes in the use of land. The 
proposed project meets this definition because it includes the relocation of several 
existing site features—such as the monument sign, customer-parking-only sign, 
backflow device, and light poles—as well as ground disturbance activities, including the 
removal of approximately 5,153 square feet of pavement, installation of a new 
landscape island, and reconstruction of the westerly driveway approach on Gisler 
Avenue. Although the required tree count has increased by three trees from the 
original approved plan, the project will still exceed the required number. 
 
The project proposes to eliminate 634 square feet (7,129 sq. ft. – 6,495 sq. ft. = 634) of 
on-site landscaping. In accordance with the City’s Landscaping Standards (CMMC 
Chapter VII), all landscape areas must consist of drought-tolerant plant materials and 
meet minimum diversity requirements based on the total landscape area. The site plan 
demonstrates that existing and proposed trees and shrubs will be planted adjacent to 
the public right-of-way and landscaped islands. 
 
The proposed landscape design incorporates a diverse plant palette, including 
Magnolia Grandiflora ‘Saint Mary’, Pyrus Calleryana ‘Capital’, King Palm, Blue 
Mediterranean Fan Palm, Mexican Fan Palm, and other species selected to ensure both 
sustainability and visual appeal. The project also maintains the existing palm trees 
along the Harbor Boulevard frontage, consistent with City Landscaping Standards, 
which encourage the retention of healthy mature landscaping. 
 
The conceptual landscape plan and plant palette are included on Plan Sheet LPP.1. As 
part of the building permit plan check, final landscape plans will be reviewed and certified 
by a licensed California landscape architect to confirm compliance with CMMC and the 
City’s Water Efficiency Landscape Guidelines. 
 
GENERAL PLAN CONFORMANCE 
 
The following analysis evaluates the proposed project’s consistency with applicable 
policies and objectives of the 2015-2035 General Plan. 
 

• Policy LU-1.1: Provide for the development of a mix and balance of housing 
opportunities, commercial goods and services and employment opportunities in 
consideration of the need of the business and residential segments of the 
community. 
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Consistency: The proposed site improvements improves the drive-through 
operations of an existing restaurant the customers rely on. By redesigning 
the queuing lane area to keep vehicles on-site and reduce circulation 
conflict, the improvement enhances drive-through operations without 
expanding the use. This upgrade help maintain a balanced mix of 
commercial services that meet community needs while reducing impacts 
on nearby properties.  
 

• Policy LU-6.1: Encourage a mix of land uses that maintain and improve the City’s 
long-term fiscal health. 

 
Consistency: The proposed drive-through modification improves on-site 
circulation and drive-through vehicle capacity, supporting the long-term 
viability of an existing commercial business that contributes to the City’s tax 
base. By enhancing site functionality without expanding the use, the 
project helps sustain a stable commercial environment that supports the 
City’s long-term fiscal health. 

 
Review Criteria 
 
All planning applications are reviewed pursuant to CMMC Section 13-29 (e) 1-8 to 
ensure the proposal is compatible with the surrounding area, and in compliance with 
applicable zoning standards and General Plan policies.  Additionally, the Zoning 
Administrator must make specific findings pursuant to the CMMC for the specific 
planning applications.  
 
The following Review Criteria are applicable pursuant to CMMC Section 13-29 (e):  
 
(1) Compatible and harmonious relationship between the proposed building and 

site development, and use(s), and the building and site developments, and 
uses that exist or have been approved for the general neighborhood. 

 
The proposed site improvements have been designed to maintain a compatible 
and harmonious relationship with surrounding development as the drive-through 
modifications are limited to on-site circulation and queuing enhancements, 
ensuring that vehicle stacking does not extend onto adjacent streets or impact 
neighboring properties. The improvements complement the scale and character of 
the surrounding commercial corridor along Harbor Boulevard, incorporating 
landscaping and site organization that are visually compatible with nearby 
commercial uses. Collectively, these improvements enhance the site while 
maintaining consistency with the existing neighborhood context. 
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(2) Safety and compatibility of the design of buildings, parking area, landscaping, 

luminaries, and other site features which may include functional aspects of the 
site development such as automobile and pedestrian circulation.  

 
The project has been designed to ensure safe and efficient circulation for both 
vehicles and pedestrians, with a reconstructed driveway and accessible paths of 
travel that avoid conflicts with drive aisles. Additionally, the expanded queuing area 
improves on-site circulation by accommodating additional vehicles within the 
property, thereby reducing the potential for vehicle spillover onto Gisler Avenue or 
Harbor Boulevard and improving overall traffic safety for adjacent businesses and 
roadway users. The parking lot layout has been reconfigured to provide clear, 
efficient vehicle circulation patterns, while preserving safe pedestrian pathways that 
are separated from drive-through lanes and drive aisles. Updated landscaping and 
lighting are incorporated throughout the site to increase visibility, reinforce 
wayfinding, and improve nighttime safety consistent with City standards. Overall, 
the site features collectively provide a functional and compatible layout that 
prioritizes safety and usability for patrons and the surrounding neighborhood. 

 
(3) Compliance with any performance standards as prescribed in the Zoning Code. 
 

The Zoning performance standards for restaurants and outdoor dining have been 
met. The existing restaurant and proposed site improvements comply with 
development standards for its zone. The proposed site improvements, comply with 
all development standards for the C1 (Local Business) zone. Operational aspects, 
such as hours of operation, outdoor seating, and delivery activities, are unchanged 
and remain consistent with the standards established to minimize impacts on 
neighboring properties. The proposed improvement will meet the provisions of 
CMMC Section 13-50 as illustrated below: 
 

Table 1 
 

Development 
Standard 

Required Proposed Consistent 

Circulation 
obstructed (CMMC 
Section 13-50 (a)) 

Circulation must 
remain 
unobstructed. 

Drive-through lanes 
will not obstruct 
circulation 

Yes 

Drive-through Lane 
width (CMMC 
Section 13-50 (b)) 

Minimum 11 feet; 
clearly delineated 

14 feet Yes 

Drive-through 
entrance setback 
(CMMC Section 13-
50 (c)) 

Minimum 25 feet 
from drive 
approaches 

54 feet Yes 
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Drive-through Lane 
length (CMMC 
Section 13-50 (d)) 

Minimum 160 feet 
(unless modified) 

Approximately 240 
feet 

Yes 

Stacking separation 
(CMMC Section 13-
50 (e)) 

Minimum 10 feet 
from seating/play 
areas. 

10 feet Yes 

Operations 
statement (CMMC 
Section 13-50 (f)) 

Required with 
Minor CUP 

Provided Yes 

Residential 
proximity (CMMC 
Section 13-50 (g)) 

Must comply with 
CMMC §13-49 if 
within 200 feet of 
residential zoning. 

Complies Yes 

       
(4) Consistency with the General Plan and any applicable specific plan. 
 

The property has a General Plan designation of General Commercial. Under the 
General Plan designation, the existing use is permitted, subject to a MCUP. As 
previously indicated, proposed project conforms to the City’s General Plan 
including Policy LU-1.1 and Policy LU-6.1. The project site is not within a specific 
plan area or overlay district. 

 
(5) The planning application is for a project-specific case and is not to be construed 

to be setting a precedent for future development. 
 

This planning application is for the project specific case for new site improvements 
to accommodate improved drive-through queuing for the existing restaurant at 3211 
Harbor Boulevard. This will also not set a precedent in the future as each application 
is separately on its own merits.  

 
(6) When more than one planning application is proposed for a single 

development, the cumulative effect of all the planning applications shall be 
considered. 

 
N/A.  The project consists of a single planning application; therefore, no cumulative 
review is required. 

 
(7) For residential developments, consistency with any applicable design 

guidelines adopted by city council resolution. 
 

N/A.  The project does not include a residential development and is therefore not 
subject to residential design guidelines. 
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(8) For affordable multi-family housing developments which include a minimum 

of 16 affordable dwelling units at no less than 20 dwelling units per acre, the 
maximum density standards of the general plan shall be applied, and the 
maximum density shall be permitted by right and not subject to discretionary 
review during the design review or master plan application process. 

 
N/A. The project does not include a multi-family residential development 
application. 

 
FINDINGS 
 
The proposed project complies with Title 13, Section 13-29(g)(2), MCUP “findings,” 
based on the following: 

 
(a) 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: Consistent.  The proposed site improvements 
are compatible with surrounding commercial development along the Harbor 
Boulevard corridor and maintain the established character of the existing In-
N-Out Burger restaurant. The revised drive-through layout is designed to 
keep vehicle queuing on-site, reducing potential spillover onto adjacent 
properties and public streets. Circulation, parking, lighting, and landscaping 
improvements further enhance the site's functionality without introducing 
new impacts to neighboring uses. As a result, the project would not be 
materially detrimental to nearby properties and remains consistent with the 
area’s commercial context. 
 

(b) Finding: Granting the conditional use permit or MCUP 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: Consistent. The proposed site improvements 
are designed to maintain safe and efficient vehicle and pedestrian 
circulation, minimizing conflicts on-site and along adjacent streets. Drive-
through queuing modifications, defined parking areas, and improved 
lighting and landscaping enhance safety and operational efficiency for both 
patrons and the surrounding neighborhood. As conditioned, the project will 
operate in a manner that supports the general welfare of the community 
without causing injury to surrounding properties or improvements. 
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(c) Finding: Granting the conditional use permit or MCUP 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 Findings: Consistent. The proposed site improvements 
for In-N-Out Burger maintain the existing commercial use and intensity, 
consistent with the General Plan designation. The project does not increase 
building size, land use intensity, or operational activities beyond what is 
anticipated for the site. No specific plan applies to the property; therefore, 
the project remains in full compliance with applicable land use policies. 

 
California Environmental Quality Act (CEQA): 
 
The project is categorically exempt from the provisions of the California Environmental 
Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301 (Class 1 – Existing 
Facilities). This exemption applies to the operation, repair, maintenance or minor 
alteration of existing commercial facilities where there is no expansion of use. The 
proposed site improvements at the In-N-Out restaurant are limited to modifications to 
the drive-through queuing area to improve on-site circulation and vehicle stacking 
capacity, with no increase in building floor area or change in use. The project occurs 
on a site served by existing infrastructure in a developed commercial area and is 
consistent with the intent of the Class 1 exemption. Furthermore, none of the 
exceptions listed in CEQA Guidelines Section 15300.2 apply. Specifically, the project 
would not result in a cumulative environmental impact, would not have a significant 
effect due to unusual circumstances, would not affect scenic resources, and would not 
impact any historical resources.         
  
CONDITIONS OF APPROVAL (PMCP-25-0013) 
 

Plng. 1.  This MCUP is limited to the type of operation described in this staff 
report: site improvements to the In-N-Out Burger site to accommodate 
a wider drive aisle to encourage greater on-site vehicle stacking and 
circulation. Future material changes in the physical improvements at 
the In-N-Out Burger site including but not limited to, reconfiguring the 
drive-through lanes or circulation, shall be subject to Planning Division 
review and may require an amendment to the MCUP, 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(o)]. 
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 2.  The applicant shall defend, with attorneys of City's choosing, 
indemnify, and hold harmless the City, its elected and appointed 
officials, agents, officers and employees from any claim, legal action, 
or proceeding (collectively referred to as "proceeding") brought 
against the City, its elected and appointed officials, agents, officers or 
employees arising out of City's approval of the project, including but 
not limited to any proceeding under the California Environmental 
Quality Act. The indemnification shall include, but not be limited to, 
damages, fees and/or costs awarded against the City, if any, and cost 
of suit, attorney's fees, and other costs, liabilities and expenses 
incurred in connection with such proceeding whether incurred by the 
applicant, the City and/or the parties initiating or bringing such 
proceeding. This indemnity provision shall include the applicant's 
obligation to indemnify the City for all the City's costs, fees, and 
damages that the City incurs in enforcing the indemnification 
provisions set forth in this section. 
 

 3.  If any section, division, sentence, clause, phrase or portion of this 
resolution is for any reason held to be invalid or unconstitutional by a 
decision of any court of competent jurisdiction, such decision shall not 
affect the validity of the remaining provisions. 
 

 4.   All conditions of approval and code requirements of ZA-09-12 are still 
applicable and in effect.  

  
 5.   If parking shortages or other parking-related problems arise, the 

operator shall institute appropriate operational measures necessary to 
minimize or eliminate the problem. 

  
 6.   To ensure the that the project is in full compliance with drive-through 

operations and that there is no vehicle nuisance impact off-site, the 
restaurant shall implement operational practices including those 
described in the technical memorandum from Ganddini Group, Inc. to In-
N-Out, dated February 7, 2025, as the same may expand or be updated 
from time to time. 

  
 7.   The project is subject to compliance with all applicable Federal, State, 

and local laws. A copy of applicable Costa Mesa Municipal Code 
requirements has been forwarded to the Applicant and, where 
applicable, the Authorized Agent, for reference.  

  
 8.   The applicant shall contact the Planning Division to arrange Planning 

inspection of the site prior to Building Division’s final inspection. This 
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inspection is to confirm that the conditions of approval and Code 
requirements have been satisfied. 

  
 9.   A copy of the conditions of approval for the MCUP PMCP-25-0013 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. 

   
 10.  All construction contractors shall comply with South Coast Air Quality 

Management District (SCAQMD) regulations, including Rule 403, Fugitive 
Dust.  All grading (regardless of acreage) shall apply best available control 
measures for fugitive dust in accordance with Rule 403.  To ensure that the 
project is in full compliance with applicable SCAQMD dust regulations and 
that there is no nuisance impact off the site, the contractor would 
implement each of the following: 

• Moisten soil not more than 15 minutes prior to moving soil or 
conduct whatever watering is necessary to prevent visible dust 
emissions from exceeding 100 feet in any direction. 

• Apply chemical stabilizers to disturbed surface areas (completed 
grading areas) within five days of completing grading or apply dust 
suppressants or vegetation sufficient to maintain a stabilized surface. 

• Water excavated soil piles hourly or covered with temporary 
coverings. 

• Water exposed surfaces at least twice a day under calm conditions.  
Water as often as needed on windy days when winds are less than 
25 miles per day or during very dry weather in order to maintain a 
surface crust and prevent the release of visible emissions from the 
construction site. 

• Wash mud-covered tired and under-carriages of trucks leaving 
construction sites. 

• Provide for street sweeping, as needed, on adjacent roadways to 
remove dirt dropped by construction vehicles or mud, which would 
otherwise be carried off by trucks departing project sites. 

• Securely cover loads with a tight fitting tarp on any truck leaving the 
construction sites to dispose of debris. 

• Cease grading during period when winds exceed 25 miles per hour. 

 11.  Prior to issuance of grading permits, developer shall identify to the 
Development Services Director a construction supervisor. 
 

 12.  Prior to issuance of grading permits, developer shall submit for review 
and approval a Construction Management Plan. This plan features 
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methods to minimize disruption to the neighboring uses to the fullest 
extent that is reasonable and practicable. The plan shall include 
construction parking and vehicle access and specifying staging areas and 
delivery and hauling truck routes. The plan should mitigate disruption 
during construction. The truck route plan shall preclude truck routes 
through residential areas and major truck traffic during peak hours. The 
total truck trips to the site shall not exceed 200 trucks per day (i.e., 100 
truck trips to the site plus 100 truck trips from the site) unless approved 
by the Development Services Director or Transportation Services 
Manager. 
 

 13.  The conditions of approval and ordinance or code provisions of planning 
application PMCP-25-0013 shall be blueprinted on the face of the site 
plan as part of the plan check submittal package. 
 

 14.  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. 
 

 15.  Transformers, backflow preventers, and any other approved above-
ground utility improvement shall be located outside of the required 
street setback area and shall be screened from view, under direction of 
Planning staff.  If that is not possible due to requirements imposed by the 
utility companies and/or space limitations, the above-ground utilities 
shall be screened from view with landscape materials subject to review 
by Planning staff and the utility company standards. 
 

     
Trans 16.  If the motorists queuing issues persist, In-N-Out will meet with the 

Transportation Services and Planning Divisions of the City to discuss 
additional remedial measures, including but not limited to: 

• Additional staffing to manage gaps between vehicles in the drive-
thru queue and prevent spillback onto Gisler Avenue. 

• Site modifications to improve queue management and service 
during inclement weather. 

• Exploration of overflow parking supply or queueing capacity at 
adjacent or nearby businesses. 
 

Eng 17.  Obtain a permit from the City of Costa Mesa, Engineering Division, at the 
time of development and then reconstruct existing P.C.C. driveway 
approach on Gisler Avenue to comply with A.D.A per City of Costa Mesa 
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Standards as shown on the Offsite Plan. Location and dimensions are 
subject to the approval of the Transportation Services Manager. Pay 
Offsite Plan Check fee prior to Engineering Permits being issued by the 
City of Costa Mesa. 
 

 18.  Removal of tree from the public right-of-way will be permitted with 
specific approval from the City Arborist and compliance with mitigation 
measures as determined by the Arborist to relocate the tree and/or to 
compensate the City for the loss of tree from the public right-of-way.  
 

 19.  Obtain approval from Southern California Edison, Mesa Water District 
and Costa Mesa Sanitary District prior to construction of any offsite 
improvements. 

 
CODE REQUIREMENTS 
 
The following list of 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. The applicant is also required to comply with any other applicable State 
and local laws not provided below. 
 

Plng. 1.  Approval of the planning/zoning application is valid for two years from the 
effective date of this approval and will expire at the end of that period 
unless applicant establishes the use and a permit has been issued and 
construction has commenced, and has continued to maintain a valid permit 
by making satisfactory progress as determined by the Building Official. A 
time extension can be requested no less than 30 days or more than sixty 
(60) days before the expiration date of the permit and submitted with the 
appropriate fee for review to the Planning Division. The Director of 
Development Services may extend the time for an approved permit or 
approval to be exercised up to 180-days subject to specific findings listed 
in Title 13, Section 13-29 (k) (6). Only one request for an extension of 180 
days may be approved by the Director. Any subsequent extension requests 
shall be considered by the original approval authority. 
 

 2.  Hours of construction shall comply with Section 13-279, Title 13, of the 
Costa Mesa Municipal Code. 
 

 3.  Development shall comply with all requirements of Chapter VII, Title 13 
of the Costa Mesa Municipal Code relating to the required landscape 
setback. 

Bldg. 4.  Comply with the requirements of the most recent adopted California 
Building Code, California Electrical Code, California Mechanical Code, 
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California Plumbing Code, California Green Building Standards, 
California Energy Code, and California Code of Regulations also known 
as the California Building Standards Code, as amended by the City of 
Costa Mesa at the time of plan submittal or permit issuance. 
Requirements for accessibility to sites, facilities, buildings and elements 
by individuals with disability shall comply with Chapter 11B of the 
California Building Code.  
 

Bus. 
Lic. 

5.  All contractors and subcontractors must have valid business licenses to do 
business in the City of Costa Mesa.  Final inspections, final occupancy and 
utility releases will not be granted until all such licenses have been 
obtained. 

 
SPECIAL DISTRICT REQUIREMENTS 
 

AQMD 1. Prior to the Building Division (AQMD) issuing a demolition permit, 
contact South Coast Air Quality Management District located at: 
21865 Copley Dr 
Diamond Bar, CA 91765-4178  
Tel:  909-396-2000 
OR 
Visit their web site: 
http://www.costamesaca.gov/modules/showdocument.aspx?documenti
d=23381  
The Building Division will not issue a demolition permit until an 
identification number is provided by AQMD. 
 

Sani. 2. It is recommended that the developer contact the Costa Mesa Sanitary 
District at (949) 645-8400 for current district requirements. 
 

Water 3. Applicant is reminded that additional conditions of development may be 
imposed by Mesa Water District (949) 631-1200 and/or other serving 
utilities.  Subject to approval by the board of directors, Mesa Water 
District may require payment of a developer impact fee prior to 
installation of water service or construction of required master plan 
facilities. 

Customer shall contact the Mesa Water District – Engineering Desk and 
submit an application and plans for project review.  Customer must 
obtain a letter of approval and a letter of project completion from Mesa 
Water District. 
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KEEP CLEAR

WASHINGTONIA ROBUSTA
IN N OUT CROSS PALMS

BLUE MEDITERRANEAN FAN PALM

20' CBT PER PLAN LOW

36" BOX TREE FORM LOWPER PLAN

PLANTING LEGEND 
BOTANICAL NAMESYMBOL          COMMON NAME SIZE REMARKSQUANTITY ZONE 3

WUCOLSSPACING

+/- 4

+/- 2

TREES

PER PLAN MED

MAGNOLIA GRANDIFLORA
'SAINT MARY

ARCHONTOPHOENIX ALEXANDRAE KING PALM

CHAMAEROPS HUMILIS CERIFERA 36" BOX +/- 4 LOWPER PLAN

SKIN/TRIM TRUNKS
PER ANSI A300

VARIEGATED FLAX LILYDIANELLA TASMANICA
'VARIEGATA'

5 GALLON LOW

SHRUBS

TOMLINSON
NATAL PLUM

CARISSA MACROCARPA
'TOMLINSON'

DIANELLA REVVOLUTA
'LITTLE REV'

5 GALLON

1 GALLON

LANTANA X
'NEW GOLD'

NEW GOLD LANTANA 1 GALLON

ROSA X
'NOARE'

FLOWER CARPET
RED ROSE

OBSESSION NANDINANANDINA DOMESTICA
'SEIKA'

LIGUSTRUM SINENSIS
‘SUNSHINE’

SUNSHINE LIGUSTRUM

LOW

MED

LOW

LOW

LOW

5 GALLON MED

5 GALLON LOW

5 GALLON

NOTE:
1. CONTRACTOR SHALL CONTACT IN-N-OUT PERSONNEL FOR FIELD LOCATION OF SAID BOULDERS. REFER TO BOULDER DETAIL.
2. QUANTITIES SHOWN ARE APPROXIMATE, CONTRACTOR SHALL VERIFY COUNTAND ADJUST BASED ON ACTUAL FIELD

CONDITIONS AND SIZE OF PLANTERS.
3. ALL PLANT MATERIAL SHALL BE REVIEWED AND APPROVED BY IN-N-OUT REP. AND LANDSCAPE ARCHITECT.
4. ALIGN TREES WITH PARKING STALLS STRIPING.
5. CONTRACTOR SHALL INSTALL  2 AERATION TUBES, 48" IN LENGTH FOR ALL TREES INCLUDING PALMS. INSTALL 4 DEVICES FOR

EXISTING TREES GREATER THAN 6" TRUNK DIAMETER.

24" O.C.

24" O.C.

48" O.C.

36" O.C.

36" O.C.

36" O.C.

36" O.C.

TRIANGLE SPACING

TRIANGLE SPACING

TRIANGLE SPACING

TRIANGLE SPACING

TRIANGLE SPACING

TRIANGLE SPACING

TRIANGLE SPACING

GROUNDCOVER

MED36" O.C. TRIANGLE SPACING

BLONDE AMBITION
BLUE GRAMA GRASS

BOUTELOUA GRACILIS
'BLONDE AMBITION'

LOW5 GALLON TRIANGLE SPACING

TRIANGLE SPACING24" O.C.

24" O.C.

1 GALLON LOW36" O.C. TRIANGLE SPACING

CALAMAGROSTIS X
ACUTIFLORA 'KARL FOERSTER'

KARL FOERSTER FEATHER
REED GRASS

MED5 GALLON 36" O.C. TRIANGLE SPACING

5 GALLON LOW36" O.C. TRIANGLE SPACING

5 GALLON

5 GALLON

HESPERALOE PARVIFLORA
'BRAKELIGHTS'

BRAKELIGHTS  RED YUCCA LOW5 GALLON 24" O.C. TRIANGLE SPACING

+/- 131

+/-127

+/- 17

+/- 82

+/- 62

+/- 12

+/- 10

+/- 50

+/-79

+/- 23

+/- 17

+/- 33

+/-70

+/- 10

RED DAYLILYHEMEROCALLIS
'EVERGREEN RED'

WHITE ICEBERG
SHRUB ROSE

ROSA SPP.
'ICEBERG'

LOW36" O.C. TRIANGLE SPACING5 GALLON +/- 37R

LITTLE REV FLAX LILY

LITTLE OLLIE
DWARF OLIVE

OLEA EUROPAEA
'MONTRA'

OO-LA-LA® BOUGAINVILLEABOUGAINVILLEA
'MONKA'

ZAMIA FURFURACEA CARDBOARD PALM 15 GALLON MEDTRIANGLE SPACING+/- 5PER PLAN

SILVER KING EUONYMUSEUONYMUS JAPONICUS
'SILVER KING'

EXISTING PALM TREE TO REMAIN

EXISTING TREE TO REMAIN

SKIN/TRIM TRUNKS
PER ANSI A300

SKIN TRUNKS PER
ANSI A300

MEXICAN FAN PALM

+/- 136' BTH

SAINT MARY
SOUTHERN MAGNOLIA

+/- 3

+/- 11

PYRUS CALLERYANA
'CAPITAL'

CAPITAL PEAR 36" BOX LOWPER PLAN +/- 9 STANDARDS
MATCHED

CALAMAGROSTIS X ACUTIFLORA
'KARL FOERSTER'

DIANELLA TASMANICA
'VARIEGATA'

NW

S E

DIANELLA REVVOLUTA
'LITTLE REV'

LANTANA X
'NEW GOLD'

NANDINA DOMESTICA
'SEIKA'

HESPERALOE PARVIFLORA
'BRAKELIGHTS'

BOUGAINVILLEA
'MONKA'
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LANDSCAPE ARCHITECT:

LANDSCAPE   ARCHITECTS

LANDSCAPE ARCHITECTS
BRANDON PETRUNIO & ASSOCIATES, INC.

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

Signature
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N  M.PETRUNIO NO.5894
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Renewal Date
01/31/2027

2025-08-07

HEMEROCALLIS
'EVERGREEN RED'

EUONYMUS JAPONICUS
'SILVER KING'

MAGNOLIA GRANDIFLORA
'SAINT MARY

CARISSA MACROCARPA
‘GREEN CARPET’

TRACHYCARPUS FORTUNEI

BOUTELOUA GRACILIS
'BLONDE AMBITION'

OLEA EUROPAEA
'MONTRA'

PLAN VIEW SCALE: 1" : 20'-0"

LANDSCAPE IRRIGATION INTENT:
IT IS 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.

TREE ROOTBARRIER - FIBERWEB BIO BARRIER:
· 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.

· 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.

BOULDER PLACEMENT (GROUPINGS) SHALL BE REVIEWED BY THE
LANDSCAPE ARCHITECT   PRIOR TO PLACEMENT.

3

2
1

SIZE TYPE/ COLOR/ MANUFACTURERBOULDER #

1' X 2' X 3'
2' X 4' X 3'

3' X 3' X 3'

LANDSCAPE BOULDER LEGEND

DECORATIVE STONE SOLUTIONS
BOULDER/ COLOR: AMBER CLOUD
PH: 800-699-1878

SYMBOL
LANDSCAPE CONSTRUCTION LEGEND

MATERIAL

6"X6" CONCRETE MOW CURB

 4" TO 8" SIZE ROCK ANGULAR  STONE WITH
WEED BARRIER AS INDICATED.
SUBMIT LOCALLY AVAILABLE OR EQUAL
BID PURPOSES: BAJA CRESTA GRAY

I 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.

BRANDON PETRUNIO,
PLA 5894:

DATE:

WATER EFFICIENT LANDSCAPE STATEMENT

October 2, 2025

NO SYMBOL
SHOWN

FOREST FLOOR MULCH - 3" THICK
MULCH LAYER   TO BE INSTALLED IN ALL
PLANTERS WITHOUT DG OR ROCK.

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.

AGRONOMIC SOILS REPORT REQUIREMENT

LIGUSTRUM SINENSIS
‘SUNSHINE’

ROSA SPP.
'ICEBERG'

ZAMIA FURFURACEA

CHAMAEROPS HUMILIS
CERIFERA

4"-8" ANGULAR COBBLE
FOR DRY STREAM BED

6" MOW CURB

LANDSCAPE BOULDER
COLOR: AMBER CLOUD

WASHINGTONIA ROBUSTA
IN N OUT CROSS PLAMS

EXISTING TREE TO REMAIN

EXISTING PALM TREE TO REMAIN

EXISTING PHOENIX
CANARIENSIS, SKIN TRUNK AND
RE-ESTABLISH PINEAPPLE PER
ANSI A300

TREE COUNT
6495 SQ. FT. LANDSCAPE AREA / 200 SQ FT. = REQ. 32 TREES
42 PARKING SPACES / ON TREE PER 6 SPACES = REQ. 23 TREES

PROVIDE : 22 TREES
3 EXISTING TREES
6 EXISTING PALMS TREE
6 NEW TREES
7 NEW PALMS

SHRUB COUNT
6495 SQ. FT. LANDSCAPE AREA /25 SQ FT. = REQ. 260 5 GAL SHRUBS

PROVIDE :
211 -  1 GAL   SHRUBS
549 -  5 GAL   SHRUBS
5     -  15 GAL SHRUBS

EXISTING TREES & PALMS

PALMS 11
TREES 3

PROPOSED 

PALMS 17
TREES 13
CROSS PALMS  2

TOTAL PALMS AND TREES 42

PYRUS CALLERYANA
'CAPITAL'

ROSA X
'NOARE'
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 transportation   ■   noise   ■   air quality   |   GANDDINI GROUP 

555 Parkcenter Drive, Suite 225, Santa Ana, CA 92705 
(714) 795-3100 | ganddini.com 

 
 

TECHNICAL MEMORANDUM 
 
TO:  In-N-Out Burgers 
  

FROM: Giancarlo Ganddini | GANDDINI GROUP, INC.  
 

DATE:  February 7, 2025 
 

SUBJECT: Drive Through Queuing Analysis for the In-N-Out Burger (3211 Harbor) Project  
  GGI Project No. 19780 
 

 
Ganddini Group, Inc. is pleased to provide this drive through queuing analysis for the existing In-N-Out Burger 
located at the northwest quadrant of the intersection of Harbor Boulevard and Gisler Avenue in the City of 
Costa Mesa, California. The purpose of the analysis is to review existing drive through operations in response 
to circulation concerns raised by the City of Costa Mesa. We trust the findings of this analysis will aid in 
assessing the project. 
 
PROJECT LOCATION AND EXISTING DEVELOPMENT 
 
The approximately 1.1-acre project site is located the northwest quadrant of the intersection of Harbor 
Boulevard and Gisler Avenue, addressed at 3211 Harbor Boulevard, in the City of Costa Mesa, California. The 
project site is currently developed with a 3,394 square foot In-N-Out Burger restaurant with drive through 
window. Figure 1 shows the project location map.  
 
Vehicular site access at Harbor Boulevard and Gisler Avenue is shared with adjacent properties currently 
developed with a Vagabond Inn and ARCO gas station. Figure 2 shows the existing vehicular site access. 
 
Currently, most In-N-Out Burger drive through customers enter from the westerly driveway on Gisler Avenue 
and join the drive through queue overflow in the north-south oriented drive aisle adjacent to the ARCO gas 
station. KEEP CLEAR markings and In-N-Out associates maintain a break in the drive through queue along the 
east-west drive aisle to maintain access to/from Harbor Boulevard. Drive through customers entering from 
Harbor Boulevard are directed to pass the drive through lane entrance and enter the back of queue closer to 
Gisler Avenue. Figure 3 shows the existing drive through circulation.   
 
DRIVE THROUGH LANE QUEUE SURVEYS 
 
To document actual drive through queuing demand, drive through queue surveys at the In-N-Out Burger 
restaurant were conducted on Thursday, November 14, 2024, and Saturday, November 16, 2024. The 
number of vehicles queued in the drive through lane was observed and the maximum queue was recorded in 
one-minute increments during the peak lunch period from 11:00 AM to 2:00 PM and the peak dinner period 
from 5:00 PM to 8:00 PM. The raw survey worksheets are provided in Attachment A.  
 
Table 1 below shows a summary of the drive through queues observed. The 85th-percentile is the design 
standard typically used in the traffic engineering profession for evaluations of on-site development operations 
such as parking and drive through queuing. The 85th-percentile queue represents the value at which the 



 
  

 

 
 2  

queue length was at or below 85 percent of the time. For additional context, the 95th-percentile and maximum 
queue lengths are also shown. 
 

Table 1 
Summary of Drive Through Queue Surveys 

 

Location 

Observed Queue Lengths (vehicles) 

Weekday Saturday 

Peak Lunch 
Period 

(11AM-2PM) 

Peak Dinner 
Period 

(5-8PM) 

Peak Lunch 
Period 

(11AM-2PM) 

Peak Dinner 
Period 

(5-8PM) 

85th-Percentile Queue 18 20 26 23 

95th-Percentile Queue 19 23 27 26 

Maximum Queue 21 25 28 29 

Source: Queue observations conducted in November 2024; see Attachment A for survey data. 

 
As shown in Table 1, the 85th-percentile queue did not exceed 26 vehicles, the 95th-percentile queue did not 
exceed 27 vehicles, and the maximum queue did not exceed 29 vehicles during the peak lunch or dinner 
periods.  
 
Based on the drive through lane queue surveys, it was determined that the drive through queue overflow 
extends into Gisler Avenue at the 27th vehicle and the adjacent ARCO gas station driveway is blocked at the 
29th vehicle. The current drive through lane overflow layout is sufficient to accommodate the 85th, 95th, and 
maximum drive through queues observed during the weekday peak periods. Off-site drive through queue 
spillovers were more notable during the Saturday peak lunch and dinner periods; however, the adjacent ARCO 
gas station driveway was blocked momentarily (less than a one-minute period) only once during the Saturday 
peak dinner period, at approximately 5:54 PM. The queue was not observed to block the adjacent ARCO gas 
station driveway at all during either the weekday peak periods or during the Saturday peak lunch period. 
 
Exhibits A and B below show charts of the drive though queues observed during the peak lunch and dinner 
periods, respectively. These charts help provide a more detailed understanding of the drive through queues 
across time. 
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Exhibit A 
Drive Through Queues – Peak Lunch Period 

 
 
 

Exhibit B 
Drive Through Queues – Peak Dinner Period 

 
 
 
PROPOSED RECONFIGURATION 
 
Figure 4 shows the proposed site plan reconfiguration for the In-N-Out Burger site. Figure 4 also illustrates 
the proposed drive through circulation. As shown on Figure 4, the proposed reconfiguration would provide a 
third drive through overflow queuing lane and increase the total on-site capacity up to approximately 40 
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vehicles, which is more than sufficient to accommodate the industry standard 85th-percentile queue observed 
during the peak period surveys, as well as the 95th-percentile and maximum queues observed.   
 
Once the City provides the requisite approvals for the proposed reconfiguration, In-N-Out stands ready to 
make the physical modifications and related operational changes straightaway. 
 
DRIVE THROUGH OPERATIONS 
 
The following recommendations are provided to ensure drive through queues do not spill off-site: 
 

▪ In-N-Out Burger management team shall review busy queue times on a regular basis to adjust the 
number of store associates that are needed to effectively and efficiently manage customer queues. It 
is initially anticipated that at least two Associates will be required for effective queue management, 
however, this number may be adjusted as necessary by In-N-Out Burger management. 
 

▪ In-N-Out Burger to use a system of cameras located throughout the property to observe the drive 
through queue in real time. Monitors that display the real-time images should be strategically placed 
throughout the store. Locations may include the manager’s office, above the grills and above the drive 
through windows.  

 

▪ As soon as the drive through queue reaches the menu board and weather permitting, In-N-Out Burger 
Associates should be deployed outside to take orders using hand-held devices. Associates may also 
be placed throughout the property to ensure that the queue is moving quickly and to avoid being out 
in the right-of-way.  

 

▪ In addition to taking customer orders and directing traffic, each Associate deployed to the parking 
area should be in direct and constant communication with the kitchen and management to help 
monitor queues and request additional associates to help with hand-held device ordering and/or 
directing of vehicles into the appropriate location. 

 

▪ Associates should direct customers to limit the space between queuing vehicles to provide for more 
vehicle queuing space. 
 

▪ Associates assigned to drive through management duties shall be appropriately trained by In-N-Out 
Burger management. 

  
Figure 5 shows a summary of the recommended drive through operations. 
 
CONCLUSIONS 
 
Based on the drive through queue surveys, it was determined that the drive through queue overflow extends 
into Gisler Avenue at the 27th vehicle and the adjacent ARCO gas station driveway is blocked at the 29th 
vehicle. The current drive through lane overflow layout is sufficient to accommodate the 85th, 95th, and 
maximum drive through queues observed during the weekday peak periods. Off-site drive through queue 
spillovers were more notable during the Saturday peak lunch and dinner periods; however, the adjacent ARCO 
gas station driveway was blocked momentarily (less than a one-minute period) only once during the Saturday 
peak dinner period, at approximately 5:54 PM. The queue was not observed to block the adjacent ARCO gas 
station driveway at all during either the weekday peak periods or during the Saturday peak lunch period. 
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The proposed reconfiguration would provide a third drive through overflow queuing lane and increase the 
total on-site capacity up to approximately 40 vehicles, which is more than sufficient to accommodate the 
industry standard 85th-percentile queue observed during the peak period surveys, as well as the 95th-
percentile and maximum queues observed.   
 
Figure 5 shows a summary of the recommended drive through operations. 
 
We appreciate the opportunity to assist you on this project. Should you have any questions or if we can be 
of further assistance, please contact us at (714) 795-3100 x 104. 
 
Sincerely, 
 
GANDDINI GROUP, INC. 
Giancarlo Ganddini, PE, PTP | Principal 
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Project Location Map
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ATTACHMENT A 
 

DRIVE THROUGH QUEUE SURVEY DATA 

Att-1



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/14/2024 Thursday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

11:00 AM 6 0 6

11:01 AM 6 0 6

11:02 AM 5 1 6

11:03 AM 5 1 6

11:04 AM 5 3 8

11:05 AM 6 6 12

11:06 AM 6 4 10

11:07 AM 6 4 10

11:08 AM 6 5 11

11:09 AM 7 3 10

11:10 AM 6 5 11

11:11 AM 6 8 14

11:12 AM 6 9 15

11:13 AM 6 9 15

11:14 AM 6 12 18

11:15 AM 6 14 20

11:16 AM 6 13 19

11:17 AM 7 12 19

11:18 AM 7 11 18

11:19 AM 7 12 19

11:20 AM 7 12 19

11:21 AM 7 12 19

11:22 AM 6 12 18

11:23 AM 7 10 17

11:24 AM 7 10 17

11:25 AM 7 13 20

11:26 AM 7 10 17

11:27 AM 7 10 17

11:28 AM 6 9 15

11:29 AM 6 10 16

11:30 AM 6 11 17

11:31 AM 6 11 17

11:32 AM 6 12 18

11:33 AM 7 11 18

11:34 AM 6 11 17

11:35 AM 6 11 17

11:36 AM 6 11 17

11:37 AM 7 10 17

11:38 AM 7 12 19

Att-2



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/14/2024 Thursday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

11:39 AM 6 12 18

11:40 AM 6 10 16

11:41 AM 7 10 17

11:42 AM 7 12 19

11:43 AM 6 13 19

11:44 AM 6 15 21

11:45 AM 6 14 20

11:46 AM 6 12 18

11:47 AM 7 13 20

11:48 AM 7 13 20

11:49 AM 6 13 19

11:50 AM 6 13 19

11:51 AM 7 13 20

11:52 AM 7 12 19

11:53 AM 6 11 17

11:54 AM 7 9 16

11:55 AM 6 9 15

11:56 AM 7 7 14

11:57 AM 6 8 14

11:58 AM 6 6 12

11:59 AM 7 6 13

12:00 PM 6 7 13

12:01 PM 7 6 13

12:02 PM 6 6 12

12:03 PM 6 6 12

12:04 PM 6 7 13

12:05 PM 6 8 14

12:06 PM 5 9 14

12:07 PM 6 8 14

12:08 PM 5 10 15

12:09 PM 6 7 13

12:10 PM 6 7 13

12:11 PM 7 6 13

12:12 PM 6 11 17

12:13 PM 7 10 17

12:14 PM 7 10 17

12:15 PM 6 7 13

12:16 PM 5 7 12

12:17 PM 5 10 15

Att-3



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/14/2024 Thursday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

12:18 PM 5 11 16

12:19 PM 6 12 18

12:20 PM 5 13 18

12:21 PM 6 13 19

12:22 PM 6 13 19

12:23 PM 6 14 20

12:24 PM 6 13 19

12:25 PM 7 12 19

12:26 PM 6 11 17

12:27 PM 6 12 18

12:28 PM 6 12 18

12:29 PM 7 9 16

12:30 PM 6 8 14

12:31 PM 6 7 13

12:32 PM 7 6 13

12:33 PM 6 6 12

12:34 PM 6 7 13

12:35 PM 6 6 12

12:36 PM 6 5 11

12:37 PM 7 3 10

12:38 PM 6 3 9

12:39 PM 6 4 10

12:40 PM 6 3 9

12:41 PM 5 3 8

12:42 PM 5 5 10

12:43 PM 5 3 8

12:44 PM 6 2 8

12:45 PM 7 1 8

12:46 PM 7 0 7

12:47 PM 6 0 6

12:48 PM 7 0 7

12:49 PM 5 2 7

12:50 PM 5 0 5

12:51 PM 4 2 6

12:52 PM 6 4 10

12:53 PM 6 5 11

12:54 PM 7 6 13

12:55 PM 6 6 12

12:56 PM 6 6 12

Att-4



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/14/2024 Thursday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

12:57 PM 6 4 10

12:58 PM 7 5 12

12:59 PM 7 6 13

1:00 PM 7 6 13

1:01 PM 6 6 12

1:02 PM 6 6 12

1:03 PM 7 7 14

1:04 PM 7 6 13

1:05 PM 6 5 11

1:06 PM 6 3 9

1:07 PM 7 2 9

1:08 PM 6 1 7

1:09 PM 6 1 7

1:10 PM 6 0 6

1:11 PM 5 2 7

1:12 PM 5 1 6

1:13 PM 3 5 8

1:14 PM 4 4 8

1:15 PM 6 3 9

1:16 PM 6 3 9

1:17 PM 7 6 13

1:18 PM 7 8 15

1:19 PM 6 8 14

1:20 PM 6 7 13

1:21 PM 6 6 12

1:22 PM 7 8 15

1:23 PM 6 8 14

1:24 PM 7 10 17

1:25 PM 7 9 16

1:26 PM 6 12 18

1:27 PM 6 12 18

1:28 PM 6 13 19

1:29 PM 6 12 18

1:30 PM 6 11 17

1:31 PM 6 10 16

1:32 PM 5 8 13

1:33 PM 6 6 12

1:34 PM 6 7 13

1:35 PM 5 8 13

Att-5



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/14/2024 Thursday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

1:36 PM 6 6 12

1:37 PM 6 4 10

1:38 PM 6 3 9

1:39 PM 5 0 5

1:40 PM 4 0 4

1:41 PM 2 0 2

1:42 PM 1 1 2

1:43 PM 3 3 6

1:44 PM 4 4 8

1:45 PM 6 3 9

1:46 PM 6 2 8

1:47 PM 6 3 9

1:48 PM 6 4 10

1:49 PM 7 3 10

1:50 PM 6 2 8

1:51 PM 7 5 12

1:52 PM 6 5 11

1:53 PM 6 5 11

1:54 PM 6 5 11

1:55 PM 5 2 7

1:56 PM 7 4 11

1:57 PM 6 4 10

1:58 PM 7 4 11

1:59 PM 6 6 12

cs@aimtd.com

714.253.7888

Prepared by AimTD LLC

Att-6



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/14/2024 Thursday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

5:00 PM 7 10 17

5:01 PM 7 9 16

5:02 PM 6 11 17

5:03 PM 6 9 15

5:04 PM 5 11 16

5:05 PM 6 11 17

5:06 PM 7 9 16

5:07 PM 7 11 18

5:08 PM 7 10 17

5:09 PM 7 8 15

5:10 PM 6 9 15

5:11 PM 7 8 15

5:12 PM 7 8 15

5:13 PM 6 8 14

5:14 PM 7 8 15

5:15 PM 7 7 14

5:16 PM 6 6 12

5:17 PM 6 4 10

5:18 PM 6 6 12

5:19 PM 7 4 11

5:20 PM 7 6 13

5:21 PM 7 7 14

5:22 PM 6 8 14

5:23 PM 7 7 14

5:24 PM 7 6 13

5:25 PM 7 5 12

5:26 PM 6 4 10

5:27 PM 6 5 11

5:28 PM 6 3 9

5:29 PM 6 4 10

5:30 PM 7 3 10

5:31 PM 7 1 8

5:32 PM 7 3 10

5:33 PM 7 4 11

5:34 PM 6 9 15

5:35 PM 7 8 15

5:36 PM 7 9 16

5:37 PM 6 9 15

5:38 PM 7 7 14

Att-7



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/14/2024 Thursday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

5:39 PM 6 9 15

5:40 PM 7 7 14

5:41 PM 7 10 17

5:42 PM 7 11 18

5:43 PM 6 10 16

5:44 PM 6 10 16

5:45 PM 7 8 15

5:46 PM 7 6 13

5:47 PM 7 4 11

5:48 PM 7 6 13

5:49 PM 7 5 12

5:50 PM 7 5 12

5:51 PM 7 5 12

5:52 PM 7 5 12

5:53 PM 7 4 11

5:54 PM 7 3 10

5:55 PM 7 3 10

5:56 PM 7 3 10

5:57 PM 6 3 9

5:58 PM 6 4 10

5:59 PM 6 6 12

6:00 PM 6 5 11

6:01 PM 7 2 9

6:02 PM 7 2 9

6:03 PM 7 2 9

6:04 PM 7 2 9

6:05 PM 6 5 11

6:06 PM 3 7 10

6:07 PM 5 4 9

6:08 PM 6 4 10

6:09 PM 6 6 12

6:10 PM 6 6 12

6:11 PM 6 6 12

6:12 PM 6 9 15

6:13 PM 6 7 13

6:14 PM 7 6 13

6:15 PM 6 6 12

6:16 PM 7 5 12

6:17 PM 6 6 12

Att-8



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/14/2024 Thursday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

6:18 PM 7 2 9

6:19 PM 7 2 9

6:20 PM 7 6 13

6:21 PM 7 4 11

6:22 PM 7 2 9

6:23 PM 6 6 12

6:24 PM 7 4 11

6:25 PM 7 5 12

6:26 PM 6 5 11

6:27 PM 6 7 13

6:28 PM 6 8 14

6:29 PM 6 8 14

6:30 PM 6 8 14

6:31 PM 6 10 16

6:32 PM 6 9 15

6:33 PM 6 10 16

6:34 PM 6 11 17

6:35 PM 6 11 17

6:36 PM 6 13 19

6:37 PM 6 13 19

6:38 PM 6 14 20

6:39 PM 7 14 21

6:40 PM 7 16 23

6:41 PM 6 17 23

6:42 PM 6 18 24

6:43 PM 6 18 24

6:44 PM 7 18 25

6:45 PM 6 17 23

6:46 PM 6 19 25

6:47 PM 6 18 24

6:48 PM 6 18 24

6:49 PM 6 18 24

6:50 PM 4 18 22

6:51 PM 6 17 23

6:52 PM 7 16 23

6:53 PM 6 16 22

6:54 PM 6 13 19

6:55 PM 6 12 18

6:56 PM 6 12 18

Att-9



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/14/2024 Thursday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

6:57 PM 7 11 18

6:58 PM 6 13 19

6:59 PM 7 11 18

7:00 PM 6 13 19

7:01 PM 7 13 20

7:02 PM 7 14 21

7:03 PM 7 13 20

7:04 PM 6 14 20

7:05 PM 6 14 20

7:06 PM 6 14 20

7:07 PM 7 13 20

7:08 PM 6 14 20

7:09 PM 7 13 20

7:10 PM 6 14 20

7:11 PM 6 14 20

7:12 PM 6 14 20

7:13 PM 6 14 20

7:14 PM 7 13 20

7:15 PM 7 13 20

7:16 PM 6 14 20

7:17 PM 6 14 20

7:18 PM 6 14 20

7:19 PM 6 14 20

7:20 PM 7 13 20

7:21 PM 6 14 20

7:22 PM 6 14 20

7:23 PM 6 14 20

7:24 PM 6 14 20

7:25 PM 7 13 20

7:26 PM 7 13 20

7:27 PM 7 13 20

7:28 PM 7 13 20

7:29 PM 7 13 20

7:30 PM 7 13 20

7:31 PM 6 14 20

7:32 PM 6 14 20

7:33 PM 6 14 20

7:34 PM 7 13 20

7:35 PM 7 13 20

Att-10



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/14/2024 Thursday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

7:36 PM 7 13 20

7:37 PM 7 13 20

7:38 PM 7 13 20

7:39 PM 7 13 20

7:40 PM 7 13 20

7:41 PM 7 13 20

7:42 PM 7 13 20

7:43 PM 7 13 20

7:44 PM 7 13 20

7:45 PM 7 13 20

7:46 PM 6 14 20

7:47 PM 7 13 20

7:48 PM 6 14 20

7:49 PM 6 14 20

7:50 PM 6 14 20

7:51 PM 6 14 20

7:52 PM 7 13 20

7:53 PM 7 13 20

7:54 PM 6 14 20

7:55 PM 6 14 20

7:56 PM 5 15 20

7:57 PM 5 15 20

7:58 PM 5 15 20

7:59 PM 3 17 20

cs@aimtd.com

714.253.7888

Prepared by AimTD LLC

Att-11



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/16/2024 Saturday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

11:00 AM 3 3 6

11:01 AM 5 4 9

11:02 AM 7 4 11

11:03 AM 6 3 9

11:04 AM 7 2 9

11:05 AM 7 2 9

11:06 AM 7 5 12

11:07 AM 7 7 14

11:08 AM 7 8 15

11:09 AM 7 9 16

11:10 AM 7 8 15

11:11 AM 7 8 15

11:12 AM 7 9 16

11:13 AM 6 9 15

11:14 AM 6 8 14

11:15 AM 7 6 13

11:16 AM 7 10 17

11:17 AM 7 10 17

11:18 AM 7 10 17

11:19 AM 6 9 15

11:20 AM 7 8 15

11:21 AM 7 9 16

11:22 AM 7 10 17

11:23 AM 7 11 18

11:24 AM 7 11 18

11:25 AM 7 9 16

11:26 AM 7 8 15

11:27 AM 7 10 17

11:28 AM 7 10 17

11:29 AM 7 12 19

11:30 AM 7 11 18

11:31 AM 6 12 18

11:32 AM 7 9 16

11:33 AM 7 8 15

11:34 AM 7 10 17

11:35 AM 7 8 15

11:36 AM 7 6 13

11:37 AM 6 7 13

11:38 AM 7 6 13

Att-12



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/16/2024 Saturday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

11:39 AM 7 7 14

11:40 AM 7 6 13

11:41 AM 7 4 11

11:42 AM 7 3 10

11:43 AM 7 4 11

11:44 AM 7 3 10

11:45 AM 7 2 9

11:46 AM 7 2 9

11:47 AM 7 5 12

11:48 AM 7 7 14

11:49 AM 7 7 14

11:50 AM 7 6 13

11:51 AM 6 8 14

11:52 AM 7 8 15

11:53 AM 7 9 16

11:54 AM 7 10 17

11:55 AM 7 9 16

11:56 AM 6 8 14

11:57 AM 7 8 15

11:58 AM 7 7 14

11:59 AM 7 8 15

12:00 PM 7 8 15

12:01 PM 7 7 14

12:02 PM 7 5 12

12:03 PM 7 7 14

12:04 PM 7 7 14

12:05 PM 7 6 13

12:06 PM 7 7 14

12:07 PM 7 6 13

12:08 PM 7 8 15

12:09 PM 7 8 15

12:10 PM 7 10 17

12:11 PM 7 10 17

12:12 PM 7 9 16

12:13 PM 7 9 16

12:14 PM 7 9 16

12:15 PM 7 11 18

12:16 PM 6 11 17

12:17 PM 7 10 17

Att-13



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/16/2024 Saturday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

12:18 PM 6 10 16

12:19 PM 7 12 19

12:20 PM 7 13 20

12:21 PM 6 12 18

12:22 PM 7 12 19

12:23 PM 7 11 18

12:24 PM 7 8 15

12:25 PM 7 8 15

12:26 PM 6 10 16

12:27 PM 6 9 15

12:28 PM 6 9 15

12:29 PM 7 9 16

12:30 PM 7 11 18

12:31 PM 7 10 17

12:32 PM 7 13 20

12:33 PM 7 13 20

12:34 PM 7 13 20

12:35 PM 6 15 21

12:36 PM 7 13 20

12:37 PM 7 12 19

12:38 PM 7 13 20

12:39 PM 7 12 19

12:40 PM 7 13 20

12:41 PM 7 13 20

12:42 PM 7 12 19

12:43 PM 7 12 19

12:44 PM 7 10 17

12:45 PM 7 8 15

12:46 PM 7 9 16

12:47 PM 7 10 17

12:48 PM 7 10 17

12:49 PM 7 9 16

12:50 PM 6 10 16

12:51 PM 7 10 17

12:52 PM 7 10 17

12:53 PM 7 8 15

12:54 PM 7 10 17

12:55 PM 7 10 17

12:56 PM 7 11 18

Att-14



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/16/2024 Saturday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

12:57 PM 7 9 16

12:58 PM 7 9 16

12:59 PM 7 11 18

1:00 PM 7 12 19

1:01 PM 7 12 19

1:02 PM 7 11 18

1:03 PM 7 10 17

1:04 PM 7 8 15

1:05 PM 7 7 14

1:06 PM 7 8 15

1:07 PM 7 8 15

1:08 PM 7 9 16

1:09 PM 7 12 19

1:10 PM 7 14 21

1:11 PM 7 17 24

1:12 PM 7 14 21

1:13 PM 7 16 23

1:14 PM 7 16 23

1:15 PM 7 16 23

1:16 PM 7 18 25

1:17 PM 7 18 25

1:18 PM 7 17 24

1:19 PM 7 20 27

1:20 PM 7 20 27

1:21 PM 7 20 27

1:22 PM 7 20 27

1:23 PM 7 19 26

1:24 PM 7 18 25

1:25 PM 7 17 24

1:26 PM 7 18 25

1:27 PM 6 18 24

1:28 PM 6 19 25

1:29 PM 7 19 26

1:30 PM 7 20 27

1:31 PM 7 20 27

1:32 PM 7 20 27

1:33 PM 7 20 27

1:34 PM 7 19 26

1:35 PM 7 19 26

Att-15



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/16/2024 Saturday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

1:36 PM 7 20 27

1:37 PM 7 19 26

1:38 PM 7 19 26

1:39 PM 7 19 26

1:40 PM 7 20 27

1:41 PM 7 19 26

1:42 PM 7 21 28

1:43 PM 7 20 27

1:44 PM 7 20 27

1:45 PM 6 20 26

1:46 PM 6 20 26

1:47 PM 6 21 27

1:48 PM 6 21 27

1:49 PM 7 21 28

1:50 PM 7 20 27

1:51 PM 7 18 25

1:52 PM 7 20 27

1:53 PM 7 21 28

1:54 PM 7 21 28

1:55 PM 6 21 27

1:56 PM 6 19 25

1:57 PM 6 19 25

1:58 PM 6 19 25

1:59 PM 7 18 25

cs@aimtd.com

714.253.7888

Prepared by AimTD LLC

Att-16



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/16/2024 Saturday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

5:00 PM 7 20 27

5:01 PM 6 20 26

5:02 PM 6 19 25

5:03 PM 6 19 25

5:04 PM 6 17 23

5:05 PM 6 17 23

5:06 PM 7 15 22

5:07 PM 6 17 23

5:08 PM 7 17 24

5:09 PM 7 15 22

5:10 PM 7 15 22

5:11 PM 6 16 22

5:12 PM 6 16 22

5:13 PM 7 15 22

5:14 PM 7 15 22

5:15 PM 7 15 22

5:16 PM 7 14 21

5:17 PM 7 17 24

5:18 PM 7 16 23

5:19 PM 7 14 21

5:20 PM 7 14 21

5:21 PM 7 14 21

5:22 PM 7 14 21

5:23 PM 7 13 20

5:24 PM 7 13 20

5:25 PM 7 13 20

5:26 PM 7 15 22

5:27 PM 7 14 21

5:28 PM 7 14 21

5:29 PM 7 14 21

5:30 PM 7 15 22

5:31 PM 7 16 23

5:32 PM 7 15 22

5:33 PM 7 14 21

5:34 PM 7 14 21

5:35 PM 7 17 24

5:36 PM 7 17 24

5:37 PM 7 16 23

5:38 PM 7 17 24

Att-17



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/16/2024 Saturday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

5:39 PM 7 16 23

5:40 PM 7 16 23

5:41 PM 7 15 22

5:42 PM 7 16 23

5:43 PM 7 16 23

5:44 PM 7 17 24

5:45 PM 7 16 23

5:46 PM 7 16 23

5:47 PM 7 16 23

5:48 PM 7 17 24

5:49 PM 7 16 23

5:50 PM 7 19 26

5:51 PM 7 22 29

5:52 PM 7 21 28

5:53 PM 7 20 27

5:54 PM 7 22 29

5:55 PM 6 22 28

5:56 PM 7 19 26

5:57 PM 7 19 26

5:58 PM 7 17 24

5:59 PM 7 18 25

6:00 PM 7 15 22

6:01 PM 7 14 21

6:02 PM 7 12 19

6:03 PM 7 14 21

6:04 PM 6 13 19

6:05 PM 7 13 20

6:06 PM 7 13 20

6:07 PM 7 15 22

6:08 PM 7 15 22

6:09 PM 6 17 23

6:10 PM 7 14 21

6:11 PM 7 16 23

6:12 PM 7 15 22

6:13 PM 7 15 22

6:14 PM 7 14 21

6:15 PM 7 17 24

6:16 PM 7 16 23

6:17 PM 7 15 22

Att-18



In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/16/2024 Saturday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

6:18 PM 7 16 23

6:19 PM 7 15 22

6:20 PM 7 14 21

6:21 PM 7 13 20

6:22 PM 7 11 18

6:23 PM 7 11 18

6:24 PM 7 10 17

6:25 PM 6 11 17

6:26 PM 7 10 17

6:27 PM 6 9 15

6:28 PM 7 11 18

6:29 PM 7 9 16

6:30 PM 7 9 16

6:31 PM 7 10 17

6:32 PM 7 9 16

6:33 PM 7 8 15

6:34 PM 6 7 13

6:35 PM 7 7 14

6:36 PM 7 7 14

6:37 PM 7 6 13

6:38 PM 7 8 15

6:39 PM 7 11 18

6:40 PM 7 11 18

6:41 PM 7 10 17

6:42 PM 7 9 16

6:43 PM 7 10 17

6:44 PM 7 8 15

6:45 PM 7 7 14

6:46 PM 7 10 17

6:47 PM 7 10 17

6:48 PM 7 8 15

6:49 PM 6 8 14

6:50 PM 6 9 15

6:51 PM 6 9 15

6:52 PM 6 9 15

6:53 PM 6 10 16

6:54 PM 6 10 16

6:55 PM 6 11 17

6:56 PM 7 9 16
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In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/16/2024 Saturday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

6:57 PM 7 7 14

6:58 PM 7 8 15

6:59 PM 7 7 14

7:00 PM 7 6 13

7:01 PM 7 4 11

7:02 PM 7 5 12

7:03 PM 7 4 11

7:04 PM 7 5 12

7:05 PM 7 6 13

7:06 PM 7 8 15

7:07 PM 7 9 16

7:08 PM 7 11 18

7:09 PM 7 11 18

7:10 PM 7 10 17

7:11 PM 7 9 16

7:12 PM 7 9 16

7:13 PM 7 9 16

7:14 PM 7 7 14

7:15 PM 7 6 13

7:16 PM 7 6 13

7:17 PM 7 4 11

7:18 PM 7 6 13

7:19 PM 6 6 12

7:20 PM 6 7 13

7:21 PM 7 7 14

7:22 PM 7 6 13

7:23 PM 7 6 13

7:24 PM 6 9 15

7:25 PM 6 10 16

7:26 PM 7 11 18

7:27 PM 7 10 17

7:28 PM 7 9 16

7:29 PM 7 9 16

7:30 PM 6 8 14

7:31 PM 7 7 14

7:32 PM 6 7 13

7:33 PM 7 5 12

7:34 PM 7 5 12

7:35 PM 7 5 12
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In N Out

3211 Harbor Blvd

Costa Mesa, CA 92626

11/16/2024 Saturday

Time
Queue Pick-up 

to Order Board

Queue Order 

Board Back
Total Queue

7:36 PM 7 4 11

7:37 PM 7 4 11

7:38 PM 7 7 14

7:39 PM 7 6 13

7:40 PM 7 8 15

7:41 PM 7 8 15

7:42 PM 7 10 17

7:43 PM 7 9 16

7:44 PM 5 9 14

7:45 PM 6 7 13

7:46 PM 6 8 14

7:47 PM 6 7 13

7:48 PM 6 6 12

7:49 PM 6 5 11

7:50 PM 7 4 11

7:51 PM 7 7 14

7:52 PM 7 7 14

7:53 PM 7 6 13

7:54 PM 7 6 13

7:55 PM 7 7 14

7:56 PM 7 7 14

7:57 PM 7 10 17

7:58 PM 7 12 19

7:59 PM 7 13 20

cs@aimtd.com

714.253.7888

Prepared by AimTD LLC

Att-21
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