PLANNING COMMISSION
AGENDA REPORT J7. 3.

MEETING DATE: MAY 24, 2004 ITEM NUMBER:

SUBJECT: CONDITIONAL USE PERMIT PA-04-08 AND MINOR CONDITIONAL USE PERMIT
ZA-04-07
1964 ORANGE AVENUE

DATE: MAY 13, 2004
FOR FURTHER INFORMATION CONTACT: MEL LEE, ASSOCIATE PLANNER (714) 754-5611

PROJECT DESCRIPTION

The applicant is requesting approval of a conditional use permit to construct a new
2-story 11,084 square foot classroom building and a new, 8,412 square foot
gymnasium/multi-purpose building, with a minor conditional use permit to allow 7
temporary modular buildings totaling 6,168 square feet for use by the school during
construction, and 10 compact parking spaces, for St. Joachim’s Parish.

APPLICANT

The applicant is Steve Nevills/Kluger Architects, representing the property owner,
Roman Catholic Bishop of Orange.

RECOMMENDATION

Approve by adoption of Planning Commission resolution, subject to conditions.

Ml £ (WAL

MEL LEE PERRY . VALANTINE
Associate Planner Asst. Development Services Director




PLANNING APPLICATION SUMMARY

Location: 1964 Orange Avenue Application: PA-04-08B and ZA-04-07

Request: New 11,084 SF school building and 8,412 SF multi-purpose_building and 7 temporary modular
buildings totaling 6,168 SF with 10 compact parking spaces.

SUBJECT PROPERTY: SURROUNDING PROPERTY:

Zone: R1 {Single Family Residential) North: Surrounding properties are zoned R1 and constructed.
General Plan: Low Density Residential South: with residences

Lot Dimensions: Irregular-Shaped Lot East:

Lot Area: 4.4 Ac (190,851 SF} West:

Existing Development: Church and ancillary uses

DEVELOPMENT STANDARD COMPARISON

Development Standard Required/Allowed Proposed/Provided
Lot Size:
Lot Width 80 FT 63 FT {20™ Sweet Frontage}
Lot Area 6,000 SQ FT 4.4 Ac {190,851 5P
Floor Area Ratio:
{Low Traffic FAR} .35 (66,798 SF) .28 {b4,153 SF}
Building Height: 4 Stories™ 2 Stories/

28 FT (Classroom)

41 FT {(Multi-Purpose Bldg.}
Interior landscaping: NA NA

Building Coverage:

Buildings NA 38,582 SF (20%)
Paving MNA 74,218 SF (39%)
Open Space 76,340 SF {40%) 78,050 SF {41%)

TOTAL 190,851 SF {100%}
Open Space {Including Temporary 76,340 SF {40%) 71,882 SF {38%)**
Trailers)

Setbacks {Schoeol and Multi-Purpose Building}

Front {Orange Avenue) 20 FT 28 FT
Side {left/right} b FTAOFT 22 FT/24 FT
Rear 20 FT 459 FT/315 FT
Setbacks (Temporary Trailers)
Front 20 FT NA
Side {left/right] 5 FT/5 FT 26 FT/20FT
Rear 10 FT 145 FT
Parking:
Standard 183 252
Compact*** 21 10
Handicapped 7 16
TOTAL: 211 Spaces 278 Spaces

Parking (Including Temporary Trailers):

| 211 Spaces 189 Spaces* *
*Maximum building height for non-residential structures.

**See staff report discussion for additional information.
***Allowed through minor conditional use permit.

CEQA Status Exempt, Class 32
Final Action Flanning Commission
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APPL. PA-04-08/ZA-04-07

BACKGROUND

St. Joachim’s Parish occupies a 4.4 acre site and consists of several buildings
including the main sanctuary, a kindergarten through 8" grade school, a rectory,
parish hall, school administration building, day care center, and parking areas. The
athletic field to the rear of the site doubles for overflow parking during church
services.

On December 8, 2003, Planning Commission approved PA-03-46, a modification to
a previously approved conditional use permit to allow the conversion of the convent
across the street from the church {1943 Orange Avenue) to a meeting facility and
to utilize the church site for off-site parking. On February 13, 1990, Planning
Commission approved PA-90-01, a two-phase 29,000 square foot classroom and
parish office expansion that included a variance from open space requirements {40
percent required, 32 percent provided).

The number of parking spaces required by code is 1 space for every 3 fixed seats
for the main sanctuary; as a result, 211 parking spaces would be required (634
seats divided by 3). The site currently provides 278 on-site spaces, 87 spaces in
excess of code, which includes the athletic field, which is used as an overflow

parking area {use of the athletic field as an overflow parking area was approved
under PA-90-01).

DISCUSSION

Conditional Use Permit

The applicant is requesting a conditional use permit to demolish several buildings on
the site, inciuding the parish hall, administration building, and several classroom
buildings, to accommodate the new classroom building and gymnasium/multi-
purpose buiiding. The purpose of the expansion is not to increase the number of
students for the school, but rather to upgrade the existing facilities {the current
number of staff is 26 and the student enrollment is 272}. The building design and
materials for both buildings will match the adjacent two-story rectory building
fronting on Orange Avenue, however, the north (left side) building elevation will
have several second story windows that will face toward the adjacent residential
properties.

Staff notes a concern with the proposed two-story classroom building and its
proximity to adjacent residences. When PA-90-01 was approved for the current
parish hall, a condition of approval was incorporated requiring that windows on the
north elevation of the classroom building (facing residential properties) be limited in
number and be of frosted or opague material. Staff has incorporated this condition
as part of condition of approval number 6, as well as an additional condition of
approval {condition no. 12} requiring second floor windows on the north wall of the
classroom building to be designed and placed to minimize visibility into the abutting
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APPL. PA-04-08/ZA-04-07

yards. Additionally, privacy impacts to abutting properties will be limited because
the distance between the proposed classroom building and residential structures on
the adjacent property to the north is approximately 46 feet because of the
driveways between the properties. There will be no privacy impacts from the
second floor windows of the proposed gymnasium/multi-purpose building because
this building will contain no second floor area {the windows provide natural light
into the building) and the building is set back approximately 50 feet from residential
structures on the adjacent property to the north.

Minor Conditional Use Permit — Temporary Trailers

The applicant is requesting a minor conditional use permit to accommodate 7
temporary trailers on a portion of the athletic field to house the classroom facilities
while the new buildings are being constructed. The applicant anticipates
completion of the project by September, 2005. Normally, the minor conditional use
permit for the temporary trailers would be reviewed by the Zoning Administrator;
however, to expedite processing, the request is being combined with the
conditional use permit so that both requests may be considered concurrently by the
Planning Commission.

The on-site parking and open space would be temporarily reduced to accommodate
the trailers during the construction of the new buildings (189 parking spaces and
38% open space, respectively). When the construction is completed and the
trailers are removed, the open space and number of parking spaces provided (278
spaces and 41% open space, respectively) will exceed code requirements.

Staff is addressing the reductions in parking and open space through the minor
conditional use permit rather than through a variance because both reductions are

temporary in nature and the site will be restored to code compliance once the
construction is complete.

The reason the site will comply with open space and parking requirements once the
project is completed {as opposed to the previous expansion approved under PA-90-
01, where a variance from open space was required), is due to the reduction in the
amount of paved area used for parking and addition of a plaza area between the
proposed classroom and gymnasium/multi-purpose buildings, the addition of
compact parking spaces {discussed later in this report), and the acquisition by the
church of an additional parcel of land along Walnut Street {(containing the computer
library and storage buildings), since the approval of PA-90-01.

No adverse impacts as a result of the temporary reduction of open space is
anticipated; of greater concern is the temporary reduction in parking. To address
the temporary parking reduction staff is recommending, as a condition of approval
{condition number 9) that if parking shortages or other parking-related problems
arise, the applicant be required to make whatever operational changes are
necessary to minimize or eliminate the problem, including reducing the number of
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APPL. PA-04-08/ZA-04-07

temporary trailers and/or modifying other church-related services. Staff is also
incorporating the operational conditions approved as part of PA-90-01 (condition
number 6} to ensure that these conditions continue to be complied with.

Minor Conditional Use Permit - Compact Parking

The applicant is also proposing to provide 10 compact spaces within the existing
parking area fronting on Walnut Street at the time the project is completed. Code
allows a maximum of 21 compact spaces (10% of required parking spaces) through a
minor conditional use permit. Staff does not object to the addition of the compact
spaces because it will not exceed the maximum number allowed under code and the
restriping of the existing parking areas will provide a higher number of parking spaces
than required by code, thereby reducing parking impacts to the surrounding
neighborhood, and provide better circulation than could be provided by full size
spaces.

ALTERNATIVES

If the requests were denied, it would prevent the construction of the new facilities as
proposed, however, the existing facilities could continue to be used. The applicant
could not submit substantially the same type of application for six months.

CONCLUSION

It is staff’s opinion that the proposed use, with the recommended conditions of
approval, will minimize impacts to adjacent properties. Therefore, staff recommends
approval of the request.

Attachments: Draft Planning Commission Resolution
Exhibit “A” — Findings
Exhibit “B” — Conditions of Approval
Applicant’s Project Description and Justification
Location Map

Plans/Photos
File Name: 052404PA0408 Date: 5/13/04 Time: 8:45 a.m.
c: Deputy City Manager - Dev. Svcs. Director

Sr. Deputy City Attorney
City Engineer
Fire Protection Analyst

Staff (4)
File (2)



Steve Nevills

Kluger Architects

111 W. Ocean Boulevard, Suite 1050
Long Beach, CA 90802

Joseph Novoa

Roman Catholic Bishop of Orange
2811 E. Villa Real Dr.

Orange, CA 92867
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RESOLUTION NO. PC-04-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING PLANNING
APPLICATIONS PA-04-08 AND ZA-04-07

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY RESOLVES
AS FOLLOWS:

WHEREAS, an application was filed by Steve Nevills, representing the
property owner, Roman Catholic Bishop of Orange, owner of real property located
at 1964 Orange Avenue, requesting approval of a conditional use permit to
construct a new 2-story 11,084 square foot classroom building and a new, 8,412
square foot gymnasium/multi-purpose building, with a minor conditional use permit
to allow 7 temporary modular buildings totaling 6,168 square feet for use by the
school during construction, and 10 compact parking spaces, for St. Joachim’s
Parish; and,

WHEREAS, a duly noticed public hearing was held by the Planning
Commission on May 24, 2004.

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit “A,” and subject to the conditions of approval contained within
Exhibit “B,” the Planning Commission hereby APPROVES Planning Applications PA-
04-08 and ZA-04-07with respect to the property described above.

BE IT FURTHER RESOLVED that the Costa Mesa Planning Commission does
hereby find and determine that adoption of this Resolution is expressly predicated
upon the activity as described in the staff report for PA-04-08 and ZA-04-07 and
upon applicant’s compliance with each and all of the conditions contained in Exhibit
“B”. Any approval granted by this resolution shall be subject to review,
modification or revocation if there is a material change that occurs in the operation,
or if the applicant fails to comply with any of the conditions of approval.

PASSED AND ADOPTED this 24th day of May, 2004.

Chair, Costa Mesa
Planning Commission

1



STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

|, Perry L. Valantine secretary to the Planning Commission of the City of
Costa Mesa, do hereby certify that the foregoing Resolution was passed and
adopted at a meeting of the City of Costa Mesa Planning Commission held on May
24, 2004, by the following votes:
AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Secretary, Costa Mesa
Planning Commission
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EXHIBIT “A”

FINDINGS

The information presented substantially complies with Costa Mesa Municipal
Code Section 13-22{g)(2} with regard to the conditional use permit in that the
proposed use, as conditioned, is substantially compatible with developments in
the same general area. Granting the conditional use permit will not be
detrimental to the health, safety and general welfare of the public or other
properties or improvements within the immediate vicinity. Specifically, adverse
impacts on neighboring properties are not anticipated because the operational
conditions approved as part of PA-90-01 have been incorporated into this
project to ensure that that the operation will not be disruptive to adjacent uses
or properties. Conditions of approval have also been incorporated requiring
second floor windows to be designed and placed to minimize visibility into the
abutting residential yards. Granting the conditional use permit will not allow a
use, density or intensity that is not in accordance with the general plan
designation for the property.

The proposed project complies with Costa Mesa Municipal Code Section 13-29
(e} because:

a. The proposed use is compatible and harmonious with uses both on-site

as well as those on surrounding properties.

b. Safety and compatibility of the design of the buildings, parking areas,
landscaping, luminaries, and other site features including functional
aspects of the site development such as automobile and pedestrian
circulation have been considered.

The proposed use is consistent with the General Plan.
. The planning application is for a project-specific case and does not
establish a precedent for future development.
e. The cumulative effect of all of the planning applications have been
considered.

o o

The information presented does comply with Costa Mesa Municipal Code
Section 13-22{g){2) with regard to the minor conditional use permit because
granting the minor conditional use permit will not be detrimental to the health,
safety and general welfare of the public or other properties or improvements
within the immediate vicinity. Specifically, no adverse impacts to on-site parking
and open space reduction as a result of the temporary trailers are anticipated
because conditions of approval have been incorporaied stating that if parking
shortages or other parking-related problems arise, the applicant be required to
make whatever operational changes necessary to minimize or eliminate the
problem. Additionally, on-site parking and open space will meet or exceed code
requirements once the temporary trailers are removed. Code allows compact
spaces through a minor conditional use permit and the number proposed does

9



APPL. PA-04-08/ZA-04-07

not exceed the maximum allowed under code and the restriping of the existing
parking areas will provide a higher number of parking spaces than required by
code, thereby reducing parking impacts to the surrounding neighborhood, and
provide better circulation than could be provided by full size spaces. Granting the
minor conditional use permit would allow a use, density or intensity which is not
in accordance with the general plan designation for the property.

The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines, and the City environmental
procedures, and has been found to be exempt from CEQA.

The project is exempt from Chapter XIl, Article 3 Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.

1,



APPL. PA-04-08/ZA-04-07

EXHIBIT “B”

CONDITIONS OF APPROVAL

Ping.

1.

The 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 if, 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.
A copy of the conditions of approval for the 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.
Street addresses shall be displayed on the fascia adjacent to the main
entrance or front door in a manner visible from the street. Street
address numerals shall be a minimum 6 inches in height with not less
than Y%2-inch stroke and shall contrast sharply with the background.
The subject property’s ultimate finished grade level may not be
filled/raised unless necessary to provide proper drainage, and in no
case shall it be raised in excess of 30 inches above the finished grade
of any abutting property. If additional fill dirt is needed to provide
acceptable on-site stormwater flow to Anaheim Avenue, an alternative
means of accommodating that drainage shall be approved by the
City’s Building Official prior to issuance of any grading or building
permits. Such alternatives may include subsurface tie-in to public
stormwater facilities, subsurface drainage collection systems and/or
sumps with mechanical pump discharge in-lieu of gravity flow. If
mechanical pump method is determined appropriate, said mechanical
pumpis} shall continuously be maintained in working order. In any
case, development of subject property shall preserve or improve the
existing pattern of drainage on abutting properties.
The applicant shall contact the Planning Division to arrange Planning
inspection of the site prior to the release of occupancy/utilities. This
inspection is to confirm that the conditions of approval and code
requirements have been satisfied.
The conditions of approval for PA-90-01 shall be complied with,
including, but not limited to, the following:
A. The overflow parking area on the playing field shall be made
available for parking purposes during all church services, when
the parish hall is being used, or during any activity when parking
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APPL. PA-04-08/ZA-04-07

demand is expected to exceed 170 vehicles.

B. The applicants shall inform the parishioners of the overflow
parking area and encourage them to park on-site when attending
church services or parish hall activities.

C. Second story windows facing north (toward residential
properties} shall be limited in number and shall be of frosted or
opaque material.

D. Working drawings shall depict detailed elevations, with colors
and materials indicated.

E. The Orange Avenue driveway shall be made available for ingress
and egress when the parish hall is used for major functions.

F. If complaints are received by the Development Services
Department concerning the inability to access the overflow
parking area during church services and parish hall functions in
combination with street parking problems, this Planning Action
will be brought back before the Planning Commission for
consideration to asphalt the playing field {overflow parking area).

The conditions of approval and ordinance or code provisions of PA-O4-
08 and ZA-04-07 shall be blueprinted on the face of the site plan as
part of the plan check submittal package.

The use shall be conducted, at all times, in a manner to allow the
quiet enjoyment of the surrounding neighborhood. The applicant shall
institute whatever operational measures are necessary to comply with
this requirement.

If parking shortages or other parking-related problems arise, the
applicant shall institute whatever operational measures are necessary
to minimize or eliminate the problem, including, but not limited to,
reducing the number of temporary trailers and/or modifying other
church-related services.

No exterior roof access ladders, roof drain scuppers, or roof drain
downspouts shall be permitted.

Cornices and other architectural elements shall be wrapped around to
the side and rear of building facades.

Second floor windows on the north wall of the classroom building shall
be designed and placed to minimize visibility into the abutting yards.
Every effort shall be made to maintain the privacy of abutting property
owners.

Demolition permits for existing structures shall be obtained and all work
and inspections completed prior to final building inspections. Applicant
ts notified that written notice to the Air Quality Management District
may be required ten {10) days prior to demolition.

If any archaeological objects are encountered during construction, the
contractor shall stop work immediately and notify the City.

Show method of screening for all ground-mounted equipment
{backflow prevention devices, Fire Department connections, electrical
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APPL. PA-04-08/ZA-04-07

transformers, etc.}. Ground-mounted equipment shall not be located
in any landscaped setback visible from the street, except when
required by applicable uniform codes, and shall be screened from
view, under the direction of Planning Staff.

Construction, grading, materials delivery, equipment operation or other
noise-generating activity shall be limited to between the hours of 7
a.m. and 8 p.m., Monday through Friday, and between the hours of 8
a.m. and 6 p.m. on Saturday. Construction is prohibited on Sundays
and Federal holidays. Exceptions may be made for activities that will
not generate noise audible from off-site, such as painting and other
quiet interior work.

Complaints regarding violation of any operating conditions and
restrictions shall be immediately remedied by the applicant.

The temporary modular buildings may remain for a period of two years
from the date of approval and shall be removed no later than May 26,
2006, or upon completion of the permanent buildings, whichever
occurs first. The applicant may request a time extension prior to the
expiration date, subject to approval by the Planning Commission.
During construction, maintain the public right-of-way in a “wet down”
condition to prevent excessive dust and remove any spillage from the
public right-of-way by sweeping or sprinkling.
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PL/ NING DIVISION - CITY OF C 3TA MESA

DESCRIPTION/JUSTIFICATION

Application #: PA-0 4~ 08 4 Environmental Determination: LyEnz ol
Address:
St. Joachim Parish, 1964 Orange Ave., Costa Mesa, CA 92627-2298

1. Fully describe your request:

The St. Joachim Parish would like to provide improvements to the existing
facilities. This Modification request would allow an increase to the the current
P.A 90-01. These Improvements would consist of a change in the configuration
and location of the structures on the site. The approved site use will not be
changed.

2. Justification

A, For a Conditional Use Permit or Minor Conditional Use Permit: Describe how the proposed use is substantially
compatible with uses permitted in the same general area and how the proposed use would not be materially
detrimental to other properties in the same area.

This Conditional Use Permit is within the boundaries of an approved and existing
use. An increase of approximately 11,000 sq. ft. is requested per submitted
drawings.

B. For a Variance or Administrative Adjustment: Describe the property’s special circumstances, including size, shape,
topography, location or surroundings that deprive the property of privileges enjoyed by other properties in the
vicinity under the identical zoning classification due to strict application of the Zoning Code.

3. This project is: (check where appropriate)

In a flood zone. —__ In the Redevelopment Area.
____ Subject to future street widening. __In a Specific Plan Area.
4. | have reviewed the HAZARDOUS WASTE AND SUBSTANCES SITES LIST published by the

office of Planning and Research and reproduced on the rear of this page and have
determined that the project:

k Is not included in the publication indicated above.

Is included in the publication indicated above.

W/ﬁaff/

Date

Signature
M
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St. Joachim Catholle Che

D Task Name Duratlon Start 2004
i) - ._uuwu_.w_.mﬁau Feb | Mar M:Muﬂcm;m_ _._.,..._mx
1 | Schematic/Preliminary Design 19days? Wed 11/19/03 :
2 m Diocese Building Commssion Meeting 1 day? Fri 12/19/03
3 |l City Entillement Documentation Prep. 10 daya? Mon 12/1/03
4 |E4 Clty Entllement Procassing 52 days? Mon 12/15/03
5 | - Design Development 29days?  Wed 2/25/04
6 | Pricing Bidding Milestone 16 days? Mon 4/5/04
7 |4 Construction Documents 85 days? Thu 4/1/04
8 m Clty Plan Check Submittal 45 days? Thu 7/1/04
| Penmit Ready/ Start Construction 1 day? Thu 9/2/04 :
10 |[[@  : Constuction 262 days? Thu 9/2/04 Lt

Project: Project Schedule Task

Date: Thu 4/8/04 Spilt

Progress

Milestone

E—— Sumary |

4

Project Summary
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PLA IING DIVISION - CITY OF CL .TA MESA

DESCRIPTION/JUSTIFICATION

Application #: Environmental Determination: £y Zyes 7
Address: ZA-04-07

St. Joachim Parish, 1964 Orange Ave., Costa Mesa, CA 92627-2298

1. Fully describe your request:

The St. Joachim Parish would like to provide temporary classroom facilities for
the proposed construction improvements planned in the school year 2004-2005.
This Minor Conditional Use Permit would allow the placement of Modular
Classrooms on the existing site to be used duning the construction.

2. Justification

A, For a Conditional Use Permit or Minor Conditional Use Permit: Describe how the proposed use is substantially
compatible with uses permitted in the same general area and how the proposed use would not be materially
detrimental to other properties in the same area.

This Conditional Use Permit is within the boundaries of an approved and existing
use. Upon completion of the construction improvements to the existing facilities,
the Modular units would be removed.

B. For a Variance or Administrative Adjustment: Describe the property’s special circumstances, including size, shape,
topography, location or surroundings that deprive the property of privileges enjoyed by other properties in the
vicinity under the identical zoning classification due to strict application of the Zoning Cade.

3. This project is: {check where appropriate)

___In a flood zone. ___In the Redevelopment Area.
___ Subject to future street widening. __ In a Specific Plan Area.
4, | have reviewed the HAZARDOUS WASTE AND SUBSTANCES SITES LIST published by the

office of Planning and Research and reproduced on the rear of this page and have
determined that the project:

x Is not included in the publication indicated above.

Is included in the publication indicated abovae.

u \J{Ka&w e e 2/ /04

Signature ; Date
!

1"

March 96



CITY OF COSTA MESA

P.O. BOX 1200 » 77 FAIR DRIVE » CALIFORNIA 92628-1200

DEVELOPMENT SERVICES DEPARTMENT

If you wish to read the remainder of this report,
please contact the Planning Division at
(714) 754-5245

Building Division (714) 754-5273 = Code enlorcarnanl (714) 754-5623 = Planning Division {714) 754-5245
FAX (714) 754-4856 » TDD (714} 754-5244 « www.ci.cosla-mese.ca.us



