
City of Lemon Grove 
WELCOME TO THE CITY COUNCIL MEETING OF APRIL 4,  2023

BEFORE THE START OF THE MEETING

PLEASE SILENCE YOUR CELL PHONES



CALL TO ORDER 



PLEDGE OF ALLEGIANCE 



CHANGES TO THE AGENDA



PRESENTATIONS

Presentation of Arbor Day Proclamation to Izzy 
Murguia, Public Works Director



PUBLIC COMMENT 

• Please fill out and submit a speaker slip to the City Clerk BEFORE the item on the agenda 
has been heard at the City Council Meeting to address the Council. 

• Speaker slips are located at the entrance of the Chambers. 

ALL SPEAKER RELATING  TO PUBLIC COMMENT WILL HAVE 3 MINUTES TO 

ADDRESS COUNCIL UNLESS OTHERWISE INDICATED BY THE MAYOR. 



CONSENT CALENDAR



2. PUBLIC HEARING

2022 General Plan Annual Progress Report



2. PUBLIC HEARING

2022 General Plan Annual Progress Report



RECOMMENDATION:

Adopt a resolution  accepting the 2022 
General Plan Annual Progress Report and 
direct staff to submit the Report to both the 
California State Office of Planning and 
Research (OPR) and the Department of 
Housing and Community Development (HCD).



3. PUBLIC HEARING

Conditional Use Permit CUP-200-0001 Time 
Extension – Medical Marijuana Dispensary 
(MMD) at 8280 Broadway in the Heavy 
Commercial (HC) Zone.



CUP-200-0001 at 8280 Broadway 
On April 19, 2022, the City Council adopted Resolution No. 2022-3875 approving 
CUP-200-0001.

118 individual conditions. One condition satisfied so far.

Condition 8.  This Conditional Use Permit expires April 19, 2023 (or such longer 
period as may be approved by the City Council of the City of Lemon Grove prior 
to said expiration date) unless all requirements of the CUP have been met prior 
to said expiration date.”  

On March 22, 2023 Pick Axe Holdings, LLC, submitted a time extension 
application requesting a one-year time extension of CUP-200-0001.



BACKGROUND

11/04/2020 Pick Axe Holdings LLC (Applicant) filed a MUP application for early separation findings.

11/28/2020 Applicant submitted a CUP application for a MMD.

01/12/2021 Notice of CDM Decision to approve MUP-210-0007 published. No appeals were filed. 

12/09/2021 CUP application submitted for a MMD at 8290 Broadway (Rita Hirmez & Sabah Toma)

01/12/2022 The CUP application was incomplete and was not approved prior to the one-year expiration 
of the MUP. The applicant reapplied for the MUP.

01/27/2022 Notice of CDM Decision to again approve MUP-210-0007. Appeal filed

01/28/2022 Rita Hirmez & Sabah Toma filed an appeal of the CDM Decision

04/05/2022 CC denied the appeal and approved MUP-200-0007

04/19/2022 CC approved CUP-200-0001

05/10/2022 8290 Broadway CUP deemed complete. Applicant waived hearing time limitations.



CUP-200-0001 Permit Requirements

1. File CEQA Notice of Exemption - done

2. Building Permit application (submitted today)

3. Landscape & Irrigation Plan (submitted today)

4. Demolition Permit, including Construction & Demolition Debris Diversion Deposit

5. Grading / Erosion Control Plan

6. Public Improvement Plan

7. Encroachment Permit

8. Undergrounding of Utilities (In-Lieu agreement)

9. Traffic Control Plan



CUP-170-0001 Boulevard (6470 Federal)

06/19/2018 CC Approved CUP-170-0001 for a MMD

09/24/2018 Landscape & Irrigation Plan submitted

09/24/2018 Building Permit B18-000-0575 application submitted

11/07/2018 Demolition Permit issued with Construction & Demolition Debris Diversion Deposit

05/28/2019 Building Permit B18-000-0575 issued, landscaping plan approved

Applicant couldn’t complete construction to satisfy all resolution conditions

06/18/2019 CC Approved one-year time extension

12/11/2019 Roof mounted solar photovoltaic system permit issued

10/22/2020 Signage permit issued



CUP-180-0002 Wellgreens (6859 Federal)

09/04/2018 CC Approved CUP-180-0002 for a MMD

11/13/2018 Applicant applied for a Building Permit B18-000-0673

11/14/2018 Construction & Demolition Debris Diversion Deposit submitted

05/30/2019 Landscape & Irrigation Plan reviewed and approved

10/01/2019 CC Approved one-year time extension

05/26/2020 Building Permit B18-000-0673 issued

11/12/2020 Encroachment permit issued

04/22/2021 Signage permit issued

06/08/2021 Alarm Permit issued



RECOMMENDATION:

Deny the requested time extension and 
adopt a resolution denying a Time 
Extension of Conditional Use Permit CUP-
200-0001 located at 8280 Broadway.



Applicant Slides

The following slides were submitted by the 
applicant, Pick Axe Holdings, LLC



8280 Broadway 



CUP 200-0001 - 8280 Broadway 

We are respectfully requesting a one-year time extension to allow 
us to complete our significant activity to obtain a building permit, 
complete the permitted tenant improvements, satisfy remaining 

conditions of approval, and commence operations. 



Municipal Code

Chapter 17.28.020

K.    Time Extensions. At any time prior to the expiration of approvals or permits subject to this title, the 
permittee for such approval or permit may file a written request for an extension of time. The development 

services director may grant an initial extension of the term of the permit.

The municipal code states we must only show significant activity. The code does not define what significant 
activity is. No where in the code does it list building, encroachment, or demo permits as a requirement to 

receive a time extension

O.    Early Separation Findings. Separation findings required as a part of any permit described in this 
chapter may be made early, prior to application materials being submitted and prior to a decision by the 
development services director, planning commission and/or city council with a Minor Use Permit application 
for the sole purpose of finding that the application meets or does not meet the required separation 
requirements.



Discussion: Two CUP time extensions were approved by the City Council for Medical Marijuana 
Dispensaries as follows:  1.)  Boulevard at 6470 Federal Boulevard CUP-170-0001,  and 2.)  Wellgreens at 
6859 Federal Boulevard CUP-180-0002.  Both of these time extension requests had made progress including 
building permit submittals and landscaping plan reviews.

Earth & Ivy CUP - has proven significant activity including building permit submittals and landscaping plan 
reviews. Identical to aforementioned CUP’s above. 



CUP 170-0001 - Was given 1 year extension to allow permitted tenant 
improvements, satisfy remaining conditions of approval and commence 
operations



CUP-180-0002 - Staff recommended a one year time extension to 
allow the applicant to obtain a building permit, complete the 
permitted tenant improvements, satisfy remaining conditions of 
approval, and commence operations. City council approved the 
one year time extension



CUP 180-0003- Staff recommended a one year extension to allow permitted 
tenant improvements, satisfy remaining conditions of approval and commence 
operations. City council approved the one year extension request.



The reason staff is denying the extension for Pick Axe Holdings is the same reason the other 2 CUP 
applicants received their time extension. Staff recommended approval for the two other applicants. 
There was no record provided via our public record request that shows the other MMD CUP submitted 
for a demolition, encroachment, or grading permit. To the contrary, the staff report clearly states the 
other two time extensions were granted because they made progress including building permit submittal 
and landscaping plan review 

**A demolition permit will be part of the building permit. Encroachment permit will be processed 
during the building permit. Once they assess what is required, it can be pulled after building 
permit, but must only be completed before final inspection of the building.



Full Progress Set was turned into the City of Lemon Grove



Tenant Improvement Building Permit has been submitted
Prior to the expiration of the Conditional Use Permit

Permit # 

B23-000-0219



Landscape Plan LP2-200-0004 has been submitted prior to the expiration of 
our CUP permit. 



Invoices 



Invoices Continued



Invoices Continued



Introducing Project Lead Architect Margit Whitlock



CUP 200-0001 - 8280 Broadway 

We are respectfully requesting a one-year time extension to allow 
us to complete our significant activity to obtain a building permit, 
complete the permitted tenant improvements, satisfy remaining 

conditions of approval, and commence operations. 

We look forward to working with the city and the public to bring new 
development   to the east part of Lemon Grove.



RECOMMENDATION:

Deny the requested time extension and 
adopt a resolution denying a Time Extension 
of Conditional Use Permit CUP-200-0001 
located at 8280 Broadway.



4. REPORT TO COUNCIL

Acceptance of the Sidewalk Master 
Plan



City of Lemon Grove Sidewalk Master Plan
and Right-of-Way Inventory

April 4, 2023



Agenda:
• Goals & Phases I, II, & III of Project
• Data Maintenance and Funding Alternatives
• Walkability Study
• ArcGIS Platform



Goals

• Inventory public sidewalk network
• Assess condition 
• Build a foundation for City staff to continue to edit and track 

• Allow for efficiencies to generate workorders
• Identify potential funding sources

39



Phase I: Inventory Survey/Desktop Analysis

• 60 miles of sidewalk
• 65 miles of sidewalk gaps

40



Phase II: Field Survey

Check and measure:
• Defects
• End Points
• ADA compliance

41

Vertical Fault Spalling

Obstruction Horizontal Fault



Phase II: Definitions
Defects
• Vertical and horizontal fault
• Obstructions
• Spalling
• Cracking
• Cross slope
• Ponding
• Cleanliness

End Points
• Intersections
• Commercial driveway
• Gap
• Tee
ADA compliance
• Meets initial, some, none

42

Tee End Point Intersection End Point and Some ADA 
Compliance



Phase II: Conditional Assessment Results
4,237 defects in the City

Defect Category Count of Occurrences Percent of Total

Vertical Fault 1002* 23.6%*

Horizontal Fault 64 1.5%

Spalling 2070 48.9%

Obstructions 83 2.0%

Cracking 593 14.0%

Cross Slope 16 0.4%

Ponding 18 0.4%

Cleanliness 391 9.2%

Totals 4237 100%

Sidewalk Defect Condition Statistics

Vertical Fault Magnitude Percent

½” – 1” Offset 87.40%
1” – 3” Offset 12.40%
> 3” Offset 0.20%

43



Phase III: Solutions & Scores

Defect Solutions

Solution types and costs were applied as attributes to the GIS data

Solution Type Unit Unit Cost ($)
Ped Ramp G-27 thru G-30* E.A. 5,000
Driveway Ramps G-14* S.F. 20
Sidewalk Removal & Replace G-7* S.F. 15
Sidewalk Repair L.F. 150

Unit Costs

Defect Category Description Solution Score
Vertical Fault: >3 in Vertical offsets in the sidewalk. Severity measured > 3” Replace 10
Vertical Fault: 1 - 3 in Vertical offsets in the sidewalk. Severity measured 1 – 3” Replace 8
Horizontal Fault Horizontal gaps or openings of 2” or greater in the sidewalk Repair 8
Vertical Fault: 0.5 - 1 in Vertical offsets in the sidewalk. Severity measured ½ - 1” Repair 6

Obstructions Any obstructions that restrict the operating width of the sidewalk to less
than 36” Remove 6

Spalling Surface deterioration of ¼” or greater on the sidewalk Replace 5
Cracking Four or more surface cracks in a sidewalk panel Replace 5
Cross Slope Greater than a 1 in 12 cross slope on sidewalk Replace 5
Ponding Standing water or evidence of standing water on sidewalk Repair 2
Cleanliness Excessive debris and/or poor cleanliness on sidewalk Clean 2

44



Phase III: Cost of Project

Total opinion of probable 
construction cost to remedy 
the 4,237 defects are 
approximately $4.5 million 
dollars

45



Phase III: Maintenance

• Data is in GIS
• Ready to be edited as improvements are made
• Integrated into existing GIS software

• Uploaded to existing Cityworks site
• Generate work orders

• Future work can utilize results and recommendations
• Sidewalk inspection program
• Safe routes to school
• Bundle projects for grants

46



Funding Alternatives

Funding Sources:
• California Active Transportation 

Program (ATP)
• Clean California Grant Program 

• SB1 - Solutions for Congested 
Corridors Program 

• Federal funding sources (RAISE, 
INFRA)

Recommend:
• Bundle projects
• Multiple funding sources
• Create multimodal projects

47



Walkability Study



Overview

• High pedestrian traffic areas
• Safe routes to school
• Traffic Counts
• Rural or urban development zones
• Ultimate street design criteria
• Developed a method for City’s

ultimate right-of-way

49



High Pedestrian Traffic Areas

• 0.25-mile buffer
• Identify deficiencies

Pedestrian Attractor Attractor
Score

Parks & Recreation (excluding non-useable open space) 1
Middle School 2
Neighborhood Civic Facilities (Libraries, Post Office & Religious
Facilities) 2

Retail 2
Elementary School (Including Private) 3
Transit Stop (<1,000 boardings per day) 3
Major Transit Stop (>1,000 boardings per day) 4

50

Pedestrian Attractor Scores



Right-of-way

• City can collect and file ROW
data

• Helps track available ROW as
areas are developed

51



Conclusion
• Digitized

• 60 miles of sidewalk
• 65 miles of sidewalk gaps

• Identified 4,237 defects
• Approximate construction cost of

• $4.5 million dollars for defects
• Prioritizes repairs and additions citywide

• Scoring & Walkability Study
• Everything is in GIS

• Work orders in Cityworks
• Ease of use for City staff

52



















Questions?

61



RECOMMENDATION:

Adopt a resolution accepting the Sidewalk 
Master Plan and provide comments and 
direction to staff as appropriate.



5. REPORT TO COUNCIL

Acceptance of the Pavement 
Management Plan



2022-23 Pavement Management Program Update

City of Lemon Grove Council Meeting
April 4th, 2023



What is a Pavement Management Program?
• Used to make cost-effective 

decisions
• Answers 4 main questions

1. What streets does the City 
own/maintain?

2. What condition are they in?
3. What repairs are needed & when?
4. How much funding is needed to 

maintain or improve streets?
• Typically employs software 

(StreetSaver or MicroPaver)

65

Presenter Notes
Presentation Notes





2022-23 Pavement Management Update Scope

Update StreetSaver 
Inventory

Perform pavement 
condition surveys

Update pavement 
maintenance records

Update pavement 
maintenance 
decision tree

Perform budget 
needs analysis

Perform budget 
scenarios

Prepare final report

66

StreetSaver® Training 

Presenter Notes
Presentation Notes





What is PCI

67

PCI:96

Placentia St.

El Prado Ave. to San Altos Pl.

PCI:80

Palm St.

Citronella St. to Skyline Dr.

PCI:65

Central Ave.

New Jersey Ave. to Cypress Ave.

PCI:44

Skyline Dr.

Palm St. to Mt Vernon St.

PCI:30

Mulder St.

Palm St.  to Haven St

PCI:20

Madera St.

Massachusetts Ave. to Ramon St.

City-wide Average PCI = 58

58



Citywide PCI Condition

68



PCI Breakdown

69

Centerline
Mileage

# of
Sections Pavement Area (sf)

%
Pavement

Area

Weighted
Average PCI 
2022/2023

Weighted
Average PCI 
2017/2018

Arterial 10.8 68 2,021,081 16.4% 65 62

Collector 17.6 96 3,576,718 29.0% 56 59

Residential/Local 41.1 315 6,643,758 53.8% 56 60

Other 0.5 7 113,040 0.9% 54 74

Grand Total 70.0 486 12,354,597 100.0% 58 60



PCI Breakdown

70

Good 
48.2%

Fair  9.2%

Poor
19.9%

Very Poor
22.7%

Network

Good 
51.1%

Fair  
4.6%

Poor
9.7%

Very Poor
11.2%

Arterial

Good 
46.1%

Fair  8.2%

Poor
25.3%

Very Poor
29.1%

Collector
Good 

48.5%

Fair  
11.2%

Poor
24.7%

Very Poor
23.1%

Residential



What are the PCIs of Neighboring Agencies?

71
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What are the Typical Treatment Strategies?

72



What are the Typical Treatment Strategies?

73

 

2” Grind and Overlay w/ Base Repairs 
$32-35/SY 

Slurry Seal and Crack Seal 
$5/SY  

3” Grind and Overlay w/ Base Repairs 
$47-51/SY 

Reconstruct Surface 
$70-115/SY 

Do Nothing 
 

Chip Seal and Base Repairs 
$10/SY  



What are the Budget Needs for the City Street Network?

74

Fiscal Year Current 23/24 24/25 25/26 26/27 27/28 Total

Budget Needs ($M) NA 41.23 0.76 1.15 1.18 0.06 44.37

Rehabilitation ($M) NA 41.16 0.45 0.86 0.25 0.05 42.77

Preventive Maintenance ($M) NA 0.09 0.30 0.29 0.93 0.01 1.59

Treated PCI 58 91 88 86 86 84 NA

Untreated PCI/Do Nothing 58 57 54 51 49 47 NA



Budget Scenarios
• SCENARIO 1: CITY’S EXISTING BUDGET ($1.16M TO $1.26M ANNUALLY)

• SCENARIO 2: INCREASE BY 1 PCI POINT PER YEAR ($2.32M TO $4.50M ANNUALLY)

• SCENARIO 3: INCREASE PCI TO 70 POINTS BY 2027/28   

75



Scenario Comparison
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Scenario Comparison
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Condition Comparison for Scenarios
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Tentative Street Selection for City’s Budget

79



Conclusions

• City of Lemon Grove has a substantial investment in pavement 
network ($127M)

• City-wide network is in “Fair” condition (PCI = 58)
• Per City’s Existing budget the PCI will reduce to 54 by FY 27/28

80



Policy Considerations

• For pavements recommended for rehabilitation or reconstruction 
carry out pavement evaluation and design to determine the most 
cost-effective solution

• Leverage any utility projects to include paving
• Determine how to increase paving budget by exploring impact fees 
• Leverage local funding as match for federal/state funds e.g. IIJA

81



Contact Information

82

Vivek Jha
Associate/Southern California Operations Manager
P: 714-848-8897 C: 909-362-7936
Email: VJha@ncenet.com

mailto:VJha@ncenet.com


RECOMMENDATION:

Adopt a resolution accepting the Pavement 
Management Program report and provide 
comments and direction to staff as 
appropriate.



PULLED CONSENT CALENDAR ITEM:

1.B City of Lemon Grove Payment Demands



RECOMMENDATION:

Ratify Payment Demands



CITY COUNCIL REPORTS ON MEETINGS 
ATTENDED AT THE EXPENSE OF THE CITY



CITY MANAGER REPORT



CLOSED SESSIONS:

Conference with legal counsel – existing 
litigation (Government Code §54956.9(d)(1)) 
Project for Open Government v. City of Lemon 
Grove (SDSC Case No.: 37-2022-00010862-CU-
MC-CTL)
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