NOTICE OF A ZONING ADMINISTRATOR DECISION DATE

The Costa Mesa Zoning Administrator will make a decision regarding the following application:

Decision Date: April 2, 2026 or soon as City Hall Address:  City Hall
thereafter (No meeting 77 Fair Drive
required.) Costa Mesa, CA 92626
Application No. PMCP-25-0025 Applicant / Agent: Burnham Nationwide / Fisher Reai Estate
Partners Costa Mesa LLC
Site Address: 2170 Harbor Boulevard, Zone: Local Business District (C1)
Unit 100
Contact: Planning Division Email comments to: ZAPublicComments@costamesaca.gov
(714) 754-5245
Website: www.costamesaca.gov

Description: Planning Application PMCP-25-0025 is a request for a Minor Conditional Use Permit (MCUP) to amend two
conditions of approval from the previously approved permit (PMCP-25-0009). The requested amendments pertain to truck
deliveries and trash compactor operation in association with an existing grocery store (Trader Joe’s).

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 email 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.




CITY OF COSTA MESA
ZONING ADMINISTRATOR STAFF REPORT

SUBJECT: Minor Conditional Use Permit (MCUP) PMCP-25-0025 is a request
to amend two conditions of approval from the previous approval
(PMCP-25-0009) relating to truck deliveries and the operation of
the trash compactor in association with an existing grocery store

(Trader Joe's)
SITE LOCATION: 2170 Harbor Boulevard, Unit 100
APPLICANT: Burnham Nationwide
OWNER: Fisher Real Estate Partners Costa Mesa LLC
PLANNER: Justin Arios, Associate Planner

714-754-5667 or justin.arios@costamesaca.gov

DECISION DATE: April 2, 2026

RECOMMENDATION

Staff recommends that the Zoning Administrator find that the project is exempt from
the California Environmental Quality Act (CEQA), and approve the application based
on findings of fact and subject to conditions of approval.

DECISION

The Zoning Administrator will make a decision on April 2, 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 submitthem
in writing to Associate Planner, Justin Arios, prior to noon on Thursday, March 12, 2026,
at justin.arios@costamesaca.gov, or by delivering them in person or via U.S. mail to the
Economic & Development Services Department located at 77 Fair Drive, Post Office
Box 1200, 92628-1200.

ATTACHMENTS: Staff Report, Applicant Letter, Site Plan, and Decibel (Db) Drawing
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PLANNING APPLICATION SUMMARY

Location 2170 Harbor Boulevard, Unit 100 | Application Number | PMCP-25-0025

Request Zoning Application PMCP-25-0025 is a request for a Minor Conditional Use Permit (MCUP) to
amend two conditions of approval from the previous approval (PMCP-25-0009) relating to
truck deliveries and the operation of the trash compactor in association with an existing
grocery store (Trader Joe's).

CEQA Exempt per CEQA Guidelines Section 15301 (Existing Facilities)

Final Action | Zoning Administrator

SUBJECT PROPERTY

Zoning District C1 (Local Business)

General Plan General Commercial

Land Use Designation

Lot Dimensions Irregular Lot Shape

Lot Area Approximately 142,441 square-feet (approximately 3.27-acres)

Entitlements PMCP-25-0009 - MCUP to allow for a use that is not underroof (for a proposed
trash compactor) in association with a proposed grocery store (Trader Joe’s) and
a Public Convenience or Necessity (PCN) finding for a new Type 21 (Off-Sale
General) Alcoholic Beverage Control (ABC) License for the proposed use.

Existing Development | Existing Trader Joe's.

SURROUNDING PROPERTY

Zoning District General Plan Existing Development
Land Use Designation
North C2 (General Business) & General Commercial & | Newport Rib Company &
R2-MD (Multi-Family Residential | Medium Density Multiple-Family Residential
District, Medium Density) Residential Uses
East R2-MD (Multi-Family Residential | Medium Density Multiple-Family Residential
District, Medium Density) Residential Uses
South C1 (Local Business) & General Commercial & | Sunny Sands Inn, Chevron Gas
R1 (Single-Family Residential Low Density Station. Across Victoria Street -
District) Residential Norms Restaurant, &
Single-Family Residential Uses
West (across | C2 (General Business) General Commercial Various Commercial Uses
Harbor Blvd)
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EXECUTIVE SUMMARY

On October 31, 2025, the Zoning Administrator approved a Minor Conditional Use
Permit (MCUP) for a proposed trash compactor located outdoor (a use that is not
underroof) in association with a new grocery store (Trader Joe's). Trader Joe's is
requesting Zoning Administrator approval a MCUP to amend two conditions of
approval from the previous approval (PMCP-25-0009) relating to truck deliveries and
the operation of the trash compactor in association with an existing grocery store. Staff
supports the requests because the proposed use is consistent with applicable goals,
objectives, and policies of the General Plan, and complies with applicable provisions
of the Zoning Ordinance and respective findings. Therefore, staff recommends that the
Zoning Administrator find that the project is exempt from the California Environmental
Quality Act (CEQA), and approve the application based on findings of fact and subject
to conditions of approval.

SETTING

The subject property is located at 2170 Harbor Boulevard, Unit 100 (see Figure 1). It is
an approximately 3.27-acre irregularly shaped site with frontages along Harbor
Boulevard and Victoria Street. There are four existing driveways that provides site
access, two from Harbor Boulevard and two from Victoria Street.

Figure 1. Vicinity Map

-
-

PROJECT
SITE



PMCP-25-0025
Page 4 of 15
April 2, 2026

The property has a General Plan Land Use Designation of General Commercial and a
Zoning Designation of C1 (Local Business). The General Commercial land use
designation is intended to permit a wide range of commercial uses that serve both
local and regional needs. Appropriate uses include markets, drug stores, retail shops,
financial institutions, service establishments, and support office uses, plus smaller retail
stores, theaters, restaurants, hotels and motels, and automobile sales and service
establishments. The existing Trader Joe's grocery store is compatible with the land use
designation and is a permitted use pursuant to the City’s Zoning Code.

Figure 2. General Plan Land Use Designation & Zoning Maps
General Plan Map . Zoning Map
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Victoria St

Properties to the north have General Commercial and Medium Density Residential
Land Use designations with C2 (General Business) and R2-MD (Multi-Family Residential
District, Medium Density) zoning designations. The properties to the north are
developed with the Newport Rib Company and a portion of the Brighton Springs
condominium residential development. The Brighton Springs condominium
residential development is also located to the east. Properties to the south have
General Commercial and Low Density Residential Land Use Designation with C1 (Local
Business) and R1 (Single-Family Residential District) zoning. The properties directly to
the south are developed with the Sunny Sand Inn and a Chevron gas station. The
properties across Victoria Street are developed with a Norms restaurant and single-
family residential uses. Properties to the west (across Harbor Boulevard) have General
Commercial Land Use Designation with C2 (General Business) zoning and are
developed with various commercial uses.
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BACKGROUND

On October 31, 2025, the Zoning Administrator approved a MCUP for a proposed
trash compactor located outdoor (a use that is not underroof) in association with a new
Trader Joe's grocery store. As part of the application the City processed a request for
a Public Convenience or Necessity (PCN) finding for a Type 21 (Off Sale General)
Alcoholic Beverage Control (ABC) License for the proposed use allowing for the sale
of wine, beer, and alcohol for off-site consumption. A description and analysis of the
initial project request is included in the October 31, 2025, Zoning Administrator
Report, as well as the public comments received are both linked below:

Staff Report:
https://www.costamesaca.gov/home/showdocument?id=615678&t=638975239423347357

Public Comment:
https://www.costamesaca.gov/home/showdocument?id=61573&t=638975240657724812

REQUEST

The applicant, Burnham Nationwide, seeks approval of a Minor Conditional Use Permit
(MCUP) pursuant to Section 13-29(p) of the Costa Mesa Municipal Code (CMMC) to
amend the approved zoning application (PMCP-25-0009), specifically to conditions of
approval #2 and #4 from PMCP-25-0009.

As described in the applicant’s letter (Attachment 1), two conditions of approval are
proposed to be modified. Condition of approval #2 is proposed to allow for extended
trash compactor operating hours. The requested end time would change from 7PM to
8PM. The revised draft condition of approval with the proposed changed bolded and
underlined is as follows.

Condition of Approval #2: Trash compactor operation, including loading
and pick-up, shall be limited to the hours between 9AM to 8PM, unless
otherwise approved by the Planning Division to avoid disturbance to
nearby residential uses and shall be operated in compliance with the City’s
Noise Ordinance.

Additionally, condition of approval #4 is proposed to modify truck deliveries hours.
The requested start time would change from 7AM to 6:30AM and the requested end
time would change from 8PM to 9PM. The revised draft condition of approval with the
proposed changed bolded and underlined is as follows.

Condition of Approval #4: Truck deliveries shall not occur anytime
between 9PM and 6:30AM.
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It should be noted that the daily store and alcohol sales hours will remain unchanged
(9AM to 9PM), as well, the grocery store operation and all other conditions of approval
will remain unchanged.

STANDARD OF REVIEW

Amendments to a Planning Application

Pursuant to CMMC Section 13-29(p)(1-2), amendments to any approved planning
application may be amended by following the same procedure and fee schedule as
required for the initial approval, which for this project is an MCUP application.

To approve an MCUP application under CMMC Section 13-29(g)(2)(a-c), the proposed
use must meet specific criteria discussed below and 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.

ANALYSIS

Trader Joe's operations primarily occur indoors within the exisiting building. The outdoor
trash compactor is located toward the rear of the site and is separated from nearby
residential properties by approximately 70 feet and an existing block wall that buffers the
commercial development from residential uses to the north and west. Based on the
applicant’s previously submitted decibel (Db) information for the compactor unit, the
noise generated from the compactor would not be discernible beyond 50 feet during
operation (Attachment 3). As such, the compactor location and operational
characteristics are not expected to generate noise impacts to nearby residences and
therefore, the extended operating hours would be acceptable. Additionally, discussion
with Trader Joe's staff stated the operation of the trash compactor about once an hour
during business operation, and the trash compactor runs for about one minute in
duration. Planning Staff conducted a site visit, measuring the sound with a sound meter,
and confirmed there is no discernable noise difference when the trash compatcor is
being operated.

The requested modification to truck delivery restrictions would allow deliveries to start at
6:30AM and ending at 9PM. On-site Trader Joe's staff confirmed truck delievers that
occur before 8AM occur at the front of the building. These hours remain typical for
grocery store operations and commercial loading activities and would continue to
prohibit deliveries during late night hours when surrounding residential uses are most
sensitive to noise.

With the incorporation of the revised operational conditions and continued compliance
with the City’s Noise Ordinance, the amendment would not result in undue impacts on
surrounding properties. Per the City’s Noise Ordinance, the permitted residential exterior
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noise level is 55 dB(A) between 7AM to 11PM and 50 dB(A) between 11PM to 7AM. Since
the commencement of Trader Joe's operation, there have been no Code Enforcement
complaints specifically related to noise from truck deliveries and/or the operation of the
trash compactor at the subject site.

Table 1. Residential Exterior Noise Standards
Time Period | Noise Level | Existing / Proposed | Meets Code
/AM - 11PM 55 dB(A) > 55 dB(A) Yes '
11PM - 7AM 50 dB(A) > 50 dB(A) Yes

confirmed by planning staff via site visist with trash compactor in operation, measured with a
sound meter.

1

The request does not change the approved use, site design, or intensity of development,
and the outdoor use remains limited to the trash compactor and typical loading activities
associated with grocery store operations. Therefore, the amendment would remain
compatible with surrounding commercial and residential uses and would not generate
unusual noise, traffic, or parking impacts beyond those typically associated with grocery
store operations in commercially zoned areas.

REVIEW CRITERIA AND GENERAL PLAN CONSISTENCY

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 Zoning Code 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.

Consistent. The requested amendment modifies operational hours for the outdoor
trash compactor and truck deliveries but does not alter the approved site design,
building improvements, or location of the compactor. The compactor remains
located at the rear portion of the site and more than 50 feet from the existing block
wall that buffers the commercial property from residential uses to the north and
west. The modest extension of compactor operation to 8PM and the revised
delivery window would remain consistent with similar grocery store operations and
would not introduce activities that are incompatible with surrounding land uses. As
such, the amendment would maintain compatibility with the surrounding
commercial and residential neighborhood and would not generate adverse noise,
traffic, or parking impacts that are unusual for commercially zoned properties or a
grocery store use.
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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.

Consistent. The proposed amendment does not involve any changes to the design
of buildings, parking areas, landscaping, lighting, or other site features. The
location of the trash compactor and loading areas would remain unchanged and
outside of required parking and circulation areas. Therefore, the amendment would
not affect automobile circulation, pedestrian access, or overall site functionality.

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

Consistent. The proposed amendment modifies operational hours but does not
alter the approved development standards or operational requirements for the site.
The trash compactor remains an accessory use to the grocery store and is subject
to operational conditions requiring compliance with the City’s Noise Ordinance and
other applicable regulations. The existing grocery store use remains consistent with
the General Plan’s General Commercial Land Use designation and complies with
the applicable development standards of the C1 (Local Business) zoning district.

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

Consistent. The proposed project is in conformance with the City's General Plan in
that the proposed grocery store is an appropriate use for the General Commercial
land use designation. The 2015-2035 General Plan sets forth the vision for Costa
Mesa. This vision focuses on protecting and enhancing Costa Mesa’s diverse
residential neighborhoods, accommodating an array of businesses that both serve
local needs and attract regional and international spending, and continuing to
provide cultural, educational, social, and recreational amenities that contribute to the
quality of life in the community. Over the long term, General Plan implementation will
ensure that development decisions and improvements to public and private
infrastructure are consistent with the goals, objectives, and policies contained in this
Plan.

The following analysis evaluates proposed project consistency with applicable
policies and objectives of the 2015-2035 General Plan:

e Policy LU-3.1: Protect existing stabilized residential neighborhoods including
mobile home parks (and manufactured housing parks) from the encroachment of
incompatible or potentially disruptive land uses and/or activities.

Consistent. The trash compactor remains located toward the rear of the site
and separated from residential uses by distance and an existing block wall.
The continued requirement to comply with the City’'s Noise Ordinance
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ensures that the amended operating hours would not create incompatible
impacts to nearby residential neighborhoods.

e Objective CD-8.F: Require that areas for outside equipment, trash receptables,
storage, and loading areas be located in the least conspicuous part of the site.
Utility and mechanical equipment (e.g. electric and gas meters, electrical panels,
and junction boxes) should be concealed from the view of public streets,
neighborhood properties, and nearby higher buildings.

Consistent. The trash compactor and associated equipment remain located
toward the northeast portion of the property at the rear of the tenant space and
are partially enclosed with metal and chain-link fencing and a canopy,
minimizing visibility from public streets and surrounding properties.

The General Commercial General Plan land use designation is intended to permit
a wide range of commercial uses. The requested amendment to the compactor
operating hours and delivery restrictions would not change the intensity or nature
of the approved use and would continue to support typical grocery store
operations. Therefore, the proposed amendment remains consistent with the
General Commercial land use designation and the applicable policies of the City's
General Plan.

(5) The planning application is for a project-specific case and is not to be construed
to be setting a precedent for future development.

Consistent. The project proposed is for the specific location at 2170 Harbor
Boulevard, Unit 100. Every project is reviewed on its own merits and will not set a
precedent for other developments in the area.

(6) When more than one (1) planning application is proposed for a single
development, the cumulative effect of all the planning applications shall be
considered.

Consistent. One application is being proposed for this specific project. The request
involves a single planning application to amend conditions of approval from the
previously approved Minor Conditional Use Permit (PMCP-25-0009). The
amendment is limited to operational hours and does not modify the approved site
design, building improvements, or intensity of use. Therefore, the cumulative
effects of the project remain consistent with the previously approved development.

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, Existing Facilities.
The proposed project involves an amendment to operational conditions of approval



PMCP-25-0025
Page 10 of 15
April 2, 2026

for an existing grocery store and previously approved outdoor trash compactor by
modifying the allowable hours of operation for the trash compactor and adjusting
restricted delivery hours. The amendment does not involve any physical expansion of
the facility, construction activity, or changes to the approved site design. Furthermore,
none of the exceptions that bar the application of a categorical exemption pursuant to
CEQA Guidelines Section 15300.2 apply. Specifically, the project would not result in a
cumulative environmental impact; would not have a significant effect on the
environment due to unusual circumstances; would not result in damage to scenic
resources; is not located on a hazardous site or location; and would not impact any
historic resources.

PUBLIC NOTICE

Pursuant to CMMC Section 13-29(d) the required types of public notification will be
completed no less than 10 days prior to the date of the public hearing:

1. Mailed notice. A public notice will be mailed to all property owners and occupants
within a 500-foot radius of the project site. The required notice radius is measured
from the external boundaries of the property.

2. On-site posting. A public notice will be posted on each street frontage of the
project site.

The purpose of this public notice is to inform surrounding property owners, occupants,
and other interested parties of the proposed MCUP amendment, to provide an
opportunity for the public to review and provide input, and to ensure that the Zoning
Administrator’s decision is made with consideration of any comments or concerns
received regarding any potential impacts associated with the proposed amendment.

CONCLUSION

Approval of the project would modify two operational conditions of approval from the
previously approved Minor Conditional Use Permit (PMCP-25-0009) associated with
the existing Trader Joe's grocery store. The amendments would extend the allowable
operating hours for the outdoor trash compactor to 8PM and revise the restricted
delivery hours so that truck deliveries are prohibited between 9AM and 6:30AM. With
the incorporation of the revised operational conditions and continued compliance with
the City’s Noise Ordinance, the amendment would not result in undue impacts on
surrounding properties. The requested amendment does not modify the approved site
design, location of the trash compactor, or intensity of the approved grocery store use.
The proposed amendment is in conformance with the General Plan, Zoning Code,
Planning Application Review Criteria, and the required findings can be made. The
proposed amendment, with revised conditions, would be compatible with the
surrounding residents and commercial businesses and would not be materially
detrimental to other properties within the area. Therefore, staff recommends approval
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of the proposed project, subject to the conditions of approval contained in the
attached resolution.

FINDINGS

The proposed project complies with Title 13, Section 13-29(g)(2), minor conditional use
permit “findings,” based on the following:

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

Facts in Support of Finding: The requested amendment modifies operational
hours for the outdoor trash compactor and truck deliveries but does not alter
the approved site design, building improvements, or location of the compactor.
The compactor remains located at the rear portion of the site and more than 50
feet from the existing block wall that buffers the commercial property from
residential uses to the north and west. The extension of compactor operation to
8PM and the revised delivery window would remain consistent with typical
commercial operations and would not introduce activities that are incompatible
with surrounding land uses. As such, the amendment would maintain
compatibility with the surrounding commercial and residential neighborhood
and would not generate adverse noise, traffic or parking impacts that are
unusual for commercially zoned properties or a grocery store use.

Finding: Granting the conditional use permit or minor conditional use permit will
not be materially detrimental to the health, safety and general welfare of the public
or otherwise injurious to property or improvements within the immediate
neighborhood.

Facts in Support of Finding: Granting the requested amendment to modify the
operating hours for the outdoor trash compactor and adjust the restricted hours
for truck deliveries would not be detrimental to the health, safety, or general
welfare of the public or otherwise injurious to nearby properties. The
amendment does not change the approved site design, location of the trash
compactor, or the intensity of the existing grocery store use. The amended
operational hours remain typical for grocery store operations and continue to
prohibit activities during late night hours when surrounding residential uses are
most sensitive to noise. Additionally, operation of the trash compactor and
delivery activities remain subject to compliance with the City’s Noise Ordinance
and existing conditions of approval, which ensure that potential operational
impacts are minimized. Therefore, the amendment would not create adverse
noise, traffic, or operational impacts that would be materially detrimental to the
surrounding neighborhood.
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Finding: Granting the conditional use permit or minor conditional use permit will
not allow a use, density or intensity which is not in accordance with the general plan
designation and any applicable specific plan for the property.

Facts in Support of Finding: The requested amendment is consistent with the
General Plan’s General Commercial land use designation and complies with the
applicable development standards of the Zoning Code. The land use designation
is intended to permit a wide range of commercial uses that serve both local and
regional needs including grocery stores. Furthermore, the proposed
amendment is consistent with General Plan Land Use Policy LU-3.1 and Objective
CD-8.F in that nearby residential neighborhoods are protected from
incompatible or potentially disruptive land uses, and the amended operating
hours for the trash compactor and delivery activities remain typical for grocery
store operations while continuing to limit such activities during late-night hours
when surrounding residential uses are most sensitive to noise.

CONDITIONS OF APPROVAL (PMCP-25-0025)

Plng.

1. The use of this property for an outdoor trash compactor and the
finding of Public Convenience or Necessity for a Type 21 ABC
License for the existing grocery store (Trader Joe’s) shall comply
with the approved plans and report for Minor Conditional Use
Permit (PMCP-25-0009) as well as this report. These revised
conditions of approval for PMCP-25-0025 shall rescind and replace
the conditions of approval from PMCP-25-0009.

2. Trash compactor operation, including loading and pick-up, shall be
limited to the hours between 9AM to 8PM, unless otherwise approved
by the Planning Division to avoid disturbance to nearby residential uses
and shall be operated in compliance with the City’s Noise Ordinance.

3. If noise-related problems arise, the operator shall institute appropriate
operational measures or improvements necessary to minimize or
eliminate the problem, including, but not limited to, implementing
noise mitigation measures or improvements and/or modifying hours of
operation of the trash compactor.

4. Truck deliveries shall not occur anytime between 9PM and 6:30AM;
truck deliveries that occur between 6:30AM and 7AM shall occur in
front of the building.

5. Sale of alcohol shall occur during normal hours of operation for the
grocery store and shall be prohibited between 2AM and 6AM daily.
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6.

10.

11.

12.

13.

14.

Alcoholic beverage sales from drive through or walk-up service
windows shall be prohibited.

Wine, beer and other distilled spirits shall be sold in factory
manufactured packages for retail sales. Factory multiple-packed
bottles or cans shall not be unpackaged to be sold individually. This
restriction is not intended to prohibit the sale of beverages in a single
container packaged by the manufacturer for individual sale.

Beer or wine shall not be displayed or sold from an ice tub or any other
type of portable refrigerated unit. Beer and wine shall only be available
within the approved walk-in/reach-in cooler.

The applicant shall maintain areas that are under the applicant’s control
and ensure areas are well maintained and free of litter.

No alcoholic beverage shall be displayed or offered for sale outside
the building.

Prior to the commencement of the services and sales of alcohol, the
applicant shall apply for and receive approval for the appropriate
liquor license(s) from the California Department of Alcohol Beverage
Control.

The applicant shall contact the Planning Division to arrange a Planning
inspection of the site prior to final building inspection. This inspection
is to confirm that the conditions of approval and code requirements
have been satisfied.

Any change in the design or operational characteristics of the outdoor
trash compactor or alcohol sales (change in license type or change in
hours) shall be subject to Planning Division review and may require an
amendment to the minor conditional use permit, subject to either
Zoning Administrator or Planning Commission approval, depending
on the nature of the proposed change.

The conditions of approval and code requirements of Zoning
Application PMCP-25-0009 shall be blueprinted on the face of the
site plan sheet of the plan check submittal package.
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15.

16.

17.

18.

19.

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.

The minor conditional use permit herein approved shall be valid
until revoked, but shall expire upon discontinuance of the activity
authorized hereby for a period of 180 days or more. The conditional
use permit may be referred to the Planning Commission for
modification or revocation at any time if the conditions of approval
have not been complied with, if the use is being operated in
violation of applicable laws or ordinances, or it, in the opinion of the
development services director or his designee, any of the findings
upon which the approval was based are no longer applicable.

The project is subject to compliance with all applicable Federal,
State, and local laws. A copy of the applicable Costa Mesa
Municipal Code requirements has been forwarded to the Applicant
and, where applicable, the Authorized Agent, for reference.

A copy of the conditions of approval for the minor conditional use
permit must be kept on premises and presented to any authorized
City official upon request. New business/property owners shall be
notified of conditions of approval upon transfer of business or
ownership of land.

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.
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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 by one of the following actions: 1) a
building permit has been issued and construction has commenced, and
has continued to maintain a valid building permit by making satisfactory
progress as determined by the Building Official, 2) a certificate of
occupancy has been issued, or 3) the use is established and a business
license has been issued. 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.

Bldg. 3. Comply with the requirements of the applicable adopted California
Building Code, California Electrical Code, California Mechanical Code,
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.

4. Plans shall be prepared by a California licensed Architect or Engineer.
Plans shall be wet stamped and signed by the licensed Architect or
Engineer prior to the issuance of building permits.

5. Construction / improvements that encroach within Public Utility
Easements shall require written approvals from the utility companies
associated with that easement.

Bus. 6. All contractors and subcontractors must have valid business licenses to do

Lic. 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.



ATTACHMENT 1

CORPORATE OFFICE
TRADER JOE’S company B

(626) 599-3700

SENT VIA E-MAIL

December 3, 2025

City of Costa Mesa Economic & Development Services Department
77 Fair Drive

Post Office Box 1200

Costa Mesa, CA 92628

Re:  Request to Amend Minor Conditional Use Permit (PMCP-25-0009)
Trader Joe’s #290 Costa Mesa, CA

Dear Planning Division,

We are writing to this letter to respectfully request an Amendment to the Minor
Conditional Use Permit (PMCP-25-0009) to adjust two Conditions of Approval. These
adjustments are necessary to better align with Trader Joe’s store operations, but we
recognize the need to maintain compliance with city standards and minimize the
community impact.

Condition #2 — Trash Compactor Operation

Current Condition: Trash compactor operation, including loading and pick-up,
shall be limited to the hours between 9:00AM to 7:00PM.

Requested Amendment: Extend operation hours to 9:00AM to 8:00PM.
Justification: This change aligns with store closing duties and overall hours of
operation, ensuring efficient waste management without extending into late-night
hours.

Condition #4 — Truck Deliveries

Current Condition: No deliveries between 8:00 PM and 7:00 AM.

Requested Amendment: Adjust no delivery hours to be between 9:00 PM and
6:30 AM.

Justification: The current restriction poses significant operational challenges. To
mitigate potential noise concerns, the store has proactively constructed a noise
absorption barrier wall in the receiving area to ensure minimal impact on
neighboring properties.

www.traderjoes.com



9 CORPORATE OFFICE
TRADER JOE'’S covrany s NS
MONROVIA, CA 91016-6346

(626) 599-3700

We believe these adjustments are reasonable and operationally necessary. We appreciate
your timely consideration of this request and are happy to provide any additional
information you may need. Please let us know if any additional steps are required to
move this forward.

Thank you for your time and attention.

Sincerely,

Sean Murray

Senior Lease Negotiator, Trader Joe’s Company
smurray(@traderjoes.com

(626) 826-5445 cell

www.traderjoes.com
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