PLANNING COMMISSION
AGENDA REPORT YIL. 2

MEETING DATE: MAY 14, 2007 ITEM NUMBER:

SUBJECT: PLANNING APPLICATICN PA-07-12
265 MCCORMICK AVENUE

DATE: MAY 3, 2007
FOR FURTHER INFORMATION CONTACT: WENDY SHIH, ASSOCIATE PLANNER (714) 754-5136

PROJECT DESCRIPTION

The applicant is requesting approval of a conditional use permit to allow temporary office
and preschool uses within a portion of the building and for an outdoeor play area.

APPLICANT
Shawn Reilly is the authorized agent for Michael Gould.

RECOMMENDATION

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

M B - fllaioe g

WENDY SHIH R. MICHAEL ROBINSON, AICP é,
Associate Planner Asst. Development Services Director




PLANNING APPLICATION SUMMARY

Location: 265 McCormick Avenue Application: PA-07-12

Request:  Conditional use permit to allow temporary office and preschool uses within a
portion of the building and for an outdoor play area.

SUBJECT PROPERTY: SURROUNDING PROPERTY:

Zone: MP {Industrial Park) North: Surrounding properties

General Plan: Industrial Park South: are industrially

Lot Dimensions: Irregular East: zoned and developed.

Lot Area: 2.43 acres West: CL — commercial office complex

Existing Dev.: 34,821 sq.ft. multi-tenant industrial building (16,894 sq.ft. currently

occupied by Mission Controls engineering company).

DEVELOPMENT STANDARD COMPARISON (EXISTING BUILDING)

Development Standard Required/Allowed Proposed/Provided
Lot Size: 30,000 sq.ft. 105,955 sq.ft.
Floor Area Ratio .30 (31,786 sq.ft.) .33 (34,821 sq.tt.)’
(Moderate Traffic):
Parking:
Standard NA 97
Handicapped NA 5
TOTAL: | NA® 102
CEQA Status: Exempt (Class 1}
Final Action: Planning Commission
1 See discussion under analysis and General Plan consistency regarding compatibility of use.
2 Applicant will be required to provide adequate amount of handicap spaces.
3 Zoning Code does not include requirements for the proposed use. Review of parking will be conducted as

part of this application.



APPL. PA-07-12

BACKGROUND

The subject property is located at the southeast comer of Pullman Street and McCormick
Avenue, and contains a 34,821 square-foot industrial building. An engineering company
(Mission Controls) occupies 16,894 square feet of the building and the remaining portion
is currently vacant (formerly occupied by Leaming Tree University, approved under
Conditional Use Permit PA-00-51). The lot is zoned MP (General Industrial) with a
General Plan designation of Industrial Park. 1t is surrounded by industrially zoned and
developed multi-tenant parks to the north, east, and south. The property to the west
contains a commercial office complex.

The applicant proposes to utilize the 17,927 square feet, vacant portion of the building
for temporary office and preschool uses. A conditional use permit (CUP) is required for
the proposed educational facility with an outdoor play area.

ANALYSIS

Based on the applicant’s letter, the subject site will be used to temporarily operate the
children’s weekday programs for St. Andrews Presbyterian Church during the remodel
of their facilities in Newport Beach. During the school year (September through June},
the subject site will be used as a preschool between the hours of 9 a.m. to noon, with
an after school program from noon to 6 p.m. The maximum number of children
anticipated at any one time will be approximately 105 with 27 teachers/parent
volunteers. During the summer {June through August), the facility will be used as a day
camp between the hours of 8 a.m. fo 6 p.m. with approximately 70 children and 14
teachers/administrators. The applicant also proposes an outdoor play area behind the
building.

it is staff's opinion that the proposed temporary use of the site will not negatively impact
other businesses in the area. Specifically, the children will be dropped off and picked up
at the front entry along McCormick Avenue, oriented away from the existing tenant to the
south. Activities including educational programs, worship, games, and administrative
uses will occur inside the building. The outdoor play area proposed along the east side of
the building will be enclosed and separated from the driveway. Since the majority of the
parking areas and building entrances are located at the northern and western portions of
the site, the eastermn portion of the site, where the play area is proposed, should not be a
high traffic area. |If the outdoor play area at this location is approved, staff is
recommending a condition requiring the applicant submit a detailed enclosure plan for
staff approval to ensure safety of the children, a detailed schedule for the use of the play
area, and approval of the outdoor use from the adjoining tenant since there is a roll-up
door near the proposed play area.

The Zoning Code does not include parking requirements for the proposed use. Parking is
determined on a case-by-case basis under the conditional use permit. There are a total
of 106 parking spaces provided on-site, which are shared by both tenants. Code requires
a minimum of 51 spaces for the existing tenant, which leaves 55 spaces available for the
proposed use. The proposed outdoor play area would eliminate 4 spaces behind the
building. It is staffs opinion that the remaining 51 parking spaces are adequate to
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APPL. PA-07-12

support the proposed use because the maximum number of staff and parent volunteers
anticipated at any one time is approximately 27, while the children will be dropped off and
picked up by parents. If the CUP is approved, staff is recommending a condition requining
a detailed drop off and pick up plan to prevent potential congestion impacts on uses both
on and off-site.

The existing tenant is aware of the proposed use and has submitted a letter stating no
opposition to the proposal. If the CUP is approved, staff is recommending an expiration
date of May 14, 2009 (2 years).

GENERAL PLAN CONSISTENCY

The General Plan permits institutional uses within the Industrial Park land use
designation, provided the proposal is compatible with surrounding uses, and is within the
allowable floor area ratio standards. As discussed above, it is staff's opinion that the
proposed temporary use of the site for St. Andrews Presbyterian Church is compatible
with uses in the area and will not negative impact traffic or on-site circulation.

The existing development has a floor area ratio (FAR) of .33, which is within the allowable
building intensity standard to accommodate low traffic generating uses {maximum FAR of
40 allowed). The combination of the existing industrial use and the proposed office and
school use will create a moderate traffic generating condition for the site (maximum FAR
of .30 allowed). However, the .03 FAR increase is for the subject proposal for a
temporary use of the site only and will not cause the daily trip generation for the property
to be exceeded indefinitely. Due to the temporary nature of the use at this location, the
Transportation Services Division does not feel that a fraffic impact fee (which would be
$234,576.00) is required. It is staff's opinion that the proposal is consistent with the
General Plan provided that the use complies with the recommended conditions of
approval.

ALTERNATIVES

If the application is denied, the proposed use cannot be established on the property and
substantially the same request cannot be re-submitted for 6 months.

ENVIRONMENTAL DETERMINATION

The project is exempt from the provisions of the California Environmental Quality Act
under Section 15301 for Existing Facilities.

CONCLUSION

Since the proposal is a temporary use of the property only, parking spaces provided on-
site are adequate to accommodate the proposed use, the drop-off pick-up area is
oriented away from the existing tenant on-site, and the play area is away from the areas
anticipated to have the highest traffic, staff does not anticipate that this use will generate
negative impacts on existing uses in the vicinity.
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Attachments:

Draft Planning Commission Resolution
Exhibit “A” - Draft Findings

Exhibit “B” - Draft Conditions of Approval
Applicant's Project Description Letter
Zoning/Location Map

Plans

Deputy City Manager - Dev. Svs.
Senior Deputy City Attorney

City Engineer

Fire Protection Analyst

Staff (4)

File (2)

Michael Gould
616 W. Stafford Rd.
Thousand Qaks, CA 91361

Shawn Reilly

c/o St. Andrews Presbyterian Church
600 St. Andrews Rd.

Newport Beach, CA 92663

APPL. PA07-12

| File: 051407PAD712

| Date: 050207 | Time: 1:30 p.m.




RESOLUTION NO. PC-07-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING PLANNING
APPLICATION PA-07-12

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

WHEREAS, an application was filed by Shawn Reilly, authorized agent for
property owner Michael Gould, with respect to the real property locaied at 265
McCormick Avenue, requesting approval of a temporary conditional use permit to allow
temporary office and preschool uses within a portion of the building and for an outdoor
play area, in an MP zone; and

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on May 14, 2007,

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit “A”, and subject to the conditions contained in Exhibit “B®, the
Planning Commission hereby APPROVES Planning Application PA-07-12 with respect
to the property described above.

BE IT FURTHER RESOLVED that the Costa Mesa City Council does hereby find
and determine that adoption of this Resolution is expressly predicated upon the activity
as described in the Staff Report for Planning Application PA-07-12 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. This approval expressly ends on May 14, 2009.

PASSED AND ADOPTED this 14™ day of May, 2007.

Donn Hall, Chair
Costa Mesa Planning Commission



STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

I, R. Michael Robinson, 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 14, 2007, 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 applicant applied for a temporary conditional use permit for this site to
temporarily operate a children’s preschool, summer day camp, outdoor play area
and office space for St. Andrews Presbyterian Church during the remodel of their
facilities in Newport Beach. It is expressly proposed as a temporary use and the
approval is expressly limited to a term of two years, expiring on May 14, 2009.

The proposed temporary use complies with Costa Mesa Municipal Code Section
13-29(e) because:

1. The proposed temporary use is compatible and harmonious with uses on
surrounding properties.

2. 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.

3. The project is consistent with the General Plan since the Industrial Park
designation allows insfitutional uses and the proposal is compatible with
surrounding uses. The existing development is also within the allowable
building intensity standard to accommodate low traffic generating uses (40 FAR
allowed; .33 FAR existing). The temporary use of the site will not cause the
daily trip generation for the property to be exceeded indefinitely and is therefore
consistent with the General Plan.

4. The planning application is for a project-specific case and does not establish a
precedent for future development.

The information presented substantially complies with Costa Mesa Municipal Code
section 13-29(g)(2) in that the proposed use 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, The 102 on-
site parking spaces are adequate to accommodate the proposed use since the
children will be dropped off and picked up by parents. The drop-off and pick-up
area is also oriented away from the existing tenant on-site. Lastly, the outdoor play
area is not in the areas anticipated to have the highest traffic.

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 under Section 15301.

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



PA-07-12

EXHIBIT “B”

CONDITIONS OF APPROVAL

Pling.

1.

The conditional use permit herein approved shall be valid until, and the
suite shall be vacated by, May 14, 2009. 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. In the event that the applicant wishes to continue operating
under the temporary conditional use pemit beyond May 14, 2009; the
applicant shall submit a written request for an extension of time six (6)
months prior to the expiration of the planning action and will be subject to
Planning Commission review.

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. :

The use shall be limited to the type of operation described in the staff
report and applicant's description letter. Any change in the operational
characteristics shall require approval of an amendment to the
conditional use permit, subject to Planning Commission approval which
shall not give rise to a vested right.

Submit detailed play area enclosure plans for staff approval, a detailed
schedule for the use of the play area, and approval of the use from the
adjoining tenant prior to establishing outdoor play activities.

Provide a detailed drop-off and pick-up plan for Planning staff review
and approval prior to occupancy of the building and commencement of
the proposed uses.

If parking shortages, traffic hazards or other parking-related problems
arise, the applicant shall institute whatever operational measures are
necessary to minimize or eliminate the problem.

The use shall be conducted, at all times, in a manner that will allow the
quiet enjoyment of the surrounding properties.” The applicant and/or
property owner shall institute whatever security and operational
measures are necessary to comply with this requirement.

With exception of the outdoor play area defined on the plans; all
activities shall be conducted indoors.



Conditional Use Permit
St. Andrews Presbyterian Church Pre-School
Applicant Letter

Summary

St. Andrew’s Presbyterian Church is applying for a temporary Conditional Use Permit for
Office and Pre-School purposes at 265 McCormick Ave. (APN 427-061-09). This
facility is needed by St. Andrews Church during the demolition and remodel of their
existing facilities currently underway at the St. Andrew’s campus at 600 St. Andrews
Road, Newport Beach. During this 12-18 month period, this temporary facility will be
used to operate the Children’s weekday programs.

The previous tenant at the proposed location was most recently occupied for school use
(Learning Tree University). Therefore, the interior improvements are very compatible to
the proposed use. This site is ideal for our use, as minimal changes are required to the
interior of the building.

Although the surrounding area is Industrial Park in nature, the previous tenant as well as
numerous similar church and school uses are scattered in the area. Mariners Christian
School, Vineyard School and Rock Harbor Church are but a few of the existing similar
uses that have been approved by The City of Costa Mesa.

St. Andrews anticipates that this facility will be used no later than December of 2008,
starting in July of 2007.

Daily Usage

As described below, the hours of operation of this facility will be compatible with the
surrounding uses in the area. The use of the facility is broken down into two seasons, the
summer program and the standard school year program.

Summer Program (June through August) — Specifically, St. Andrews would utilize the
facility as a temporary summer day camp with the following attributes:

v Typical use — indoor programs including games, meetings, and worship times
during the hours of 8:00am to 6:00pm, Monday through Friday. Staff arrives by
7:30am and typically stays until 6:30pm for clean up. Field trips are planned each
week (Mondays and Thursdays) that would temporarily decrease the number of
kids at the site during those days.

v Typical number of people:

o Seventy (70) children between the ages of 5 to 12 years.
o Twelve (12) teachers and two (2) administrators.
v Parent drop off between 8am to 9am and pick up between 4pm to 6pm
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School year use (September through June) — Specifically, St. Andrews would uiilize
the facility as a pre-school in the moming, with an after school program.

v" Typical use — Preschool would operate between the hours of 9am to 12pm, with
an after school program that would operate from 12pm to 6pm. Daily classroom
education of a State Licensed Preschool in the moming hours, with after school
care consisting of crafts, exercise, lessons, games and other similar activities.
Both Preschool and after school programs would operate Monday through Friday,
except for holidays.

v Typical number of people:

o Preschool — 105 children and 20 teachers. Parent volunteers may also
number up to 7 per day.

o After school program — Approx. 100 children with 13 teachers/aides. No
volunteers for after school program.

il
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MISSION CONTROLS

Apil9, 2007

Mr. Michae! Gould

Knapp Styest Properties
P.O. Box 4464

Thousand Osks, CA 91359

Re: Uss of Premises By St. Andrews Presbyverian Charch
3170 Pullwan Ave aka 265 McCormick Casta Mea

Dear Mr. Gould,

As you know Missive Conlrols Antamation Inc. occupies a portion of the bujlding lncated st 1160 Pullman Ave.
Cogga Mcss, We me informed tht you Eave a potoxtie) tenant, St. Androws Preshyterisn Chnrch, that wishes to
lgaupmh&ebuﬂﬁqﬁ!lﬂhlmmawbuﬁnﬂmum&uww&y
curp aryd doring the schoal year & rempotary pre-scimol snd sftor school program.

Mission Comtrols Automstios Inc. doos ot oppase tios proposed use of the premives and wonld nat oppose an
#pplication for a Conditiomal Use Pamit.

L [ » ! : tl _n
©2003 Mizsige Conrols Awxornation, Toc.
Corporate Office: 3160 Pullrmn Averiise, Cocta Mesy, Califormia 32626 » Tel, 349-477-2128 = Fax. 714-437.1187
WWW movoncaptrois.com
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City of Costa Mesa
Interoffice Memorandum

To: PLANNING COMMISSION

From: WENDY SHIH, ASSOCIATE PLANNER[%

Date: May 9, 2007

Subject: SUPPLEMENTAL INFORMATION FOR PA-07-12
265 MCCORMICK AVENUE

PLANNING COMMISSION MEETING OF MAY 14, 2007

Subsequent to the completion of the Planning Commission Agenda Report, the
Transportation Services Division provided notice that any waiver or deferral of the traffic
impact fee for the proposed temporary use is subject to approval by City Council. The
applicant is aware of this requirement and will submit a request to City Council and comply
with any Transportation conditions prior to occupying the building, if the subject application
is approved by Planning Commission.

cc.  Deputy City Mgr.-Dev. Svs. Director
Deputy City Attorney
City Engineer
Fire Protection Analyst
Staff (4)
File (2)

Michael Gould
616 W. Stafford Rd.
Thousand Oaks, CA 91361

Shawn Reilly

¢/o St. Andrews Presbyterian Church
600 St. Andrews Rd.

Newport Beach, CA 92663



