CITY COUNCIL AGENDA REPORT

MEETING DATE: FEBRUARY 22, 2005 ITEM NUMBER:

SUBJECT: APPEAL OF CONDITIONAL USE PERMIT PA-04-33
1777 NEWPORT BOULEVARD, 1764 ANAHEIM AVENUE, AND 640 W. 17" STREET

DATE: FEBRUARY 10, 2005
FROM: DEVELOPMENT SERVICES DEPARTMENT/PLANNING DIVISION
PRESENTATION BY: MEL LEE, SENIOR PLANNER

FOR FURTHER INFORMATION CONTACT: MEL LEE, SENIOR PLANNER
(714)754-5611

RECOMMENDATION:

Conduct a public hearing and either uphold, reverse, or modify Planning Commission’s
decision.

BACKGROUND:

The applicant is requesting a conditional use permit to allow off-site valet lEarking at 1764
Anaheim Avenue (a vacant paved lot), in an R2-HD zone, and 640 W. 17" Street (Trader
Joe's}), in a C2 zone, for a proposed restaurant/lounge at 1777 Newport Boulevard, also in a
C2 zone, and to serve alcoholic beverages for on-site consumption after 11:00 p.m. (2:00
a.m. seven days a week proposed) within 200 feet of a residential zone.

On January 24, 2005, Planning Commission, on a 3-0 vote, denied the requests. On
January 28, 2005, the applicant appealed Planning Commission's denial.

ANALYSIS:

The appellant states as the reason for the appeal is an “unfair assessment of the project”.
As noted in the Planning Commission Staff Report (a copy of which is aftached to this
memo), the proposed use is a 4,245 square foot upscale restaurant and martini lounge
named "Ami Beaucoup”. According to the operator, the restaurant and lounge would cater
to patrons 35 years of age and older and would provide entertainment in the form of
background acoustical music. Although live entertainment and dancing were originally
proposed, the operator stated at the January 24, 2005 Planning Commission meeting that
they were no longer part of the request.

The proposed use would occupy the second floor of the existing two-story commercial
building, and is within 200 feet of several two-story multiple family residential structures to
the rear of the building, across the public alley; the building is approximately 80 feet from



the nearest residential structure. There are no on-site parking spaces provided for the
subject property. The applicant proposes off-site valet parking at two locations: a 11,325
square foot parking lot approximately 250 feet to the south of the subject building (across
the alley from Café Ruba) addressed as 1764 Anaheim Avenue, and the parking lot for
Trader Joe's at 640 W.17" Street (across Anaheim Avenue). The valet station and vehicle
queue would be located in the frontage road at the front of Winston Jewelers (1775
Newport Boulevard).

The Planning Commission conducted a public hearing for the project on November 8, 2004,
which was continued to January 24, 2005. At both hearings, area residents and business
owners expressed concerns that the second story location of the proposed
restaurant/lounge and the off-site valet parking locations would create noise, trash,
loitering, and security problems, and would not be compatible with surrounding uses.
Transportation Services staff noted serious concerns with use of the frontage road, which is
public right-of-way, for the valet station and vehicle queue, including the potential of creating
a traffic safety hazard due to the insufficient street width (see separate memorandum
attached to this report). Additionally, it was noted that if off-site valet parking is approved, it
would likely not be utiized by patrons due to the excessive distance from the
restaurant/lounge to the off-site parking areas and the resulting “time lag” patrons would
experience in obtaining their vehicles would cause patrons to park within the parking areas
along the frontage road and adjacent to nearby residential neighborhoods.

The Police Department prepared two separate memorandums (copies of which are also
attached) describing the depariment's experience with dealing with restaurants with
lounges and/or bars in proximity to residential neighborhoods, and potential traffic safety
concerns with the proposed off-site valet parking. Based on the information provided in
the reports, the Police Department concluded that there could be an increase in calls for
Police service if the use were to be approved and the off-site parking could cause unsafe
traffic conditions. Based upon this and the other issues raised by staff and residents, the
project was denied by Planning Commission.

ALTERNATIVES CONSIDERED:

City Council may consider the following alternatives:

(1) Uphold Planning Commission’s decision to deny the project; or

(2 Reverse Planning Commission’s decision and approve the project with
conditions of approval to help minimize impacts to surrounding uses. [f the City
Council wishes to approve the project, modifications to the findings wil! need
to be made.



FISCAL REVIEW:

Fiscal review is not necessary.

LEGAL REVIEW:

Legal review is not necessary.

CONCLUSION:

Planning Commission denied the project because the proposed use and off-site valet
parking could create adverse noise and parking impacts on nearby residents and
businesses, create a potential traffic safety hazard, and create an increase in calls for
Police service.

WA 4

MEL LEE D DD.LA
Senior Planner Deputy City Mgr./Development Svs. Dir.

DISTRIBUTION: City Manager
City Attormey
City Clerk (2)
Staff (4)
File

John DeFrenza
20301 S.W. Birch Street, Suite 101E
Newport Beach, CA 92660

D’Alessio Investments
440 Fair Drive, Suite H
Costa Mesa, CA 92626
ATTACHMENTS: 1 Location Map
2 Plans and Photos
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4.  Exhibit “A” Draft Findings
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6 Appeal
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Planning Commission Resolution
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CITY OF COSTA MESA

' P.Q, BOX 1200 « 77 FAIR DRIVE « CALIFORNIA 92628-1200

DEVELOPMENT SERVICES DEPARTMENT

FOR ATTACHMENTS NOT INCLUDED IN THIS
REPORT, PLEASE CONTACT THE CITY CLERK’S

OFFICE AT (714) 754-5121

Building Division {714) 754-5273 « Code Enforcemenl {714) 754-5623 - Planning Division (714) 754-5245
FAX (714) 7544856 « TDD (714) 754-5244 « waww.ci coslamesa.ca.us



