CITY OF COSTA MESA

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

DEVELOPMENT SERVICES DEPARTMENT

July 7, 2011

Janet Olofsson
PO Box 2313
Newport Beach, CA 92659

RE: ZONING APPLICATION ZA-11-16
MINOR CONDITIONAL USE PERMIT TO DEVIATE FROM SHARED PARKING
REQUIREMENTS FOR A RESTAURANT (TABU SHABU)
333 EAST 17™ STREET, SUITE 19, COSTA MESA

Dear Ms. Olofsson:

Review of the minor conditional use permit for the above-referenced project has been
completed. The application, as described in the attached project description, has been
approved, based on the findings and subject to the conditions of approval (attached). The
decision will become final at 5 p.m. on July 14, 2011, unless appealed by an affected party
(including filing of the necessary application and payment of the appropriate fee) or by a
member of the Planning Commission or City Council.

If you have any questions regarding this letter, please feel free to contact the project
planner, Rebecca Robbins, at (714)754-5609, or via email at rrobbins@ci.costa-
mesa.ca.us.

Sincerely,

\h(, k&(&p{,u P k’(((ﬁxx._,z

__‘—'————__

" WILLA BOUWENS- KILLEEN AICP
Zoning Administrator

Attachments: Project description
Findings
Conditions of approval
Approved conceptual plans

cc:  Engineering
Fire Protection Analyst
Building Division

Bill Munce Jeffrey Chon
1810 Newport Blvd, Suite C 4501 W Coast Hwy
Costa Mesa, CA 92627 Newport Beach, CA 92633

Building Division (714) 754-5273 « Code Enforcement (714) 754-5623 « Planning Division (714) 754-5245
FAX (714) 754-4856 - TDD (714) 754-5244 - www.ci costa-mesa.ca.us
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PROJECT DESCRIPTION

Site Location

The 2.6-acre lot is zoned C1 (Local Business) with a General Plan designation of
General Commercial.

The property abuts commercial property to the east, west, and across East 17"
Street to the north and residentially zoned property across a public alley to the
south.

The property contains approximately 33,712 square feet of multi-tenant commercial
building area including the 2,304 square-foot stand alone restaurant (Pancakes R
Us).

Proposed Use

The applicant is proposing to open a 1,112 square-foot restaurant specializing in
Japanese “shabu shabu” style cooking. Restaurants are permitted in the C1 zone
subject to parking requirements. A minor conditional use permit (MCUP) is required
because inadequate parking exists to support the restaurant; therefore the
applicant requests a deviation from the shared parking requirements, due to unique
operating characteristics of the property.

The proposed hours of operation are from 11:30 a.m. to 2:30 p.m., 7 days a week,
5:30 p.m. to 10:00 p.m., Sunday to Thursday, and 5:30 p.m. to 11:00 p.m. Friday
and Saturday.

Based on the previously-approved retail parking ratio (four spaces per 1,000 square
feet), 5 parking spaces are allocated to the suite (not designated for exclusive use);
based on the required parking ratio for restaurants (10 spaces per 1,000 square
feet), 11 spaces are required.

Analysis

Staff does not anticipate any impacts based on surveys showing an availability of
parking during peak lunch times as well as proposed offset hours of operation for
dinner. Per the applicant's survey of the property, during peak lunch times (12:00
p.m. and 1:00 p.m.) on June 9th, 10th, and 11th, available parking ranged from 32
spaces to 63 spaces.

To further reduce parking demand, conditions have been included requiring
installation of bike racks to encourage employees/customers to bike to the
restaurant as well as requiring the business owner to direct his/her employees to
park in the spaces at the rear of the building first before using the front, main lot.
The General Plan permits a wide range of commercial uses within the property’'s
General Commercial land use designation. Therefore, approval of the MCUP to
address parking for the new restaurant is consistent with the General Plan.
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FINDINGS

1. The information presented substantially complies with Section 13-29(e) of the
Costa Mesa Municipal Code in that: '

a. The proposed use is compatible and harmonious with uses on-site as well
as those on the 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.

c. The General Plan permits a wide range of commercial uses within the
property’s General Commercial land use designation. Therefore, approval
of the minor conditional use permit to address parking for the new restaurant
will allow a use consistent with the General Plan.

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

2. The minor conditional use permit to allow a reduction in parking requirements
comply 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 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, based on the unique operational
characteristics of the property (availability of 32 to 63 parking spaces during peak
lunch time hours), offset hours of operation for dinner, and conditions of approval
requiring installation of bike racks and directing employees to park in the back lot,
no parking impact is anticipated with the establishment of the restaurant either
on- or off-site. Granting the minor conditional use permit will not allow a use,
density or intensity, which is not in accordance with the General Plan designation
for the property.

3. 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
for Existing Facilities.

4.  The project is exempt from Chapter Xll, Article 3 Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.
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CONDITIONS OF APPROVAL

Ping. 1. The hour of operation shall be limited to 11:30 a.m. to 2:30 p.m., 7 days
a week, 5:30 p.m. to 10:00 p.m., Sunday to Thursday, and 5:30 p.m. to
11:00 p.m. Friday and Saturday.

2. The applicant shall install bike racks near the front of the restaurant,
prior to the start of the business, under the direction of the Planning and
Building Divisions.

3. The applicant shall direct employees to use the parking spaces at the
rear of the property first before parking in the front, main lot.

4. Operation of the business shall be limited as described in the staff
report. Any expansion or modification of the business, hours of
operation, or other change in operational characteristics may require
processing of an amendment to the minor conditional use permit.

9. If a parking shortage or other parking-related problems arise, the
applicant or operator shall institute whatever operational measures are
necessary to minimize or eliminate the problem, including, but not
limited to, reduction in the number of customer seats within the
restaurant or maodification of hours of operation to further off-set the
times from other business(es) on the property.

6. A copy of the conditions of approval for the conditional use permits 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.

7. The conditions of approval and Code requirements of Zoning Application
ZA-11-16 shall be blueprinted on the face of the site plan.

CODE REQUIREMENTS

The following list of federal, 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.

Ping. 1.  On-site landscaping shall be maintained in a healthy condition free of
dying, dead, diseased, decayed, discarded and/or overgrown
vegetation. Prior to final occupancy/start of business, the existing on-
site landscaping shall be replaced with new plant materials wherever
necessary, including trees at the rear of the site; frees shall not be
destroyed or removed without prior City approval.

2. Approval of the planning application is valid for one (1) year from the
effective date of this approval and will expire at the end of that period
unless applicant establishes the use by obtaining building permits for
the authorized construction and initiates construction. If the applicant is
unable to obtain building permits within the one-year time period, the
applicant may request an extension of time. The Planning Division
must receive a written request for the time extension prior to the
expiration of the planning application.

3. Once the use is legally established, the zoning application herein
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approved shall be valid until revoked. The Development Services
Director or his designee may refer the zoning application to the Planning
Commission for modification or revocation at any time if, in his opinion,
any of the following circumstances exist: 1) the use is being operated in
violation of the conditions of approval; 2) the use is being operated in
violation of applicable laws or ordinances or 3) one or more of the
findings upon which the approval was based are no longer applicable.

4.  ldentification of individual suites shall be provided adjacent to the unit
entrances. Letters or numerals shall be four (4) inches in height with
not less than one-fourth-inch stroke and shall contrast sharply with the
background.

5. Permits shall be obtained for all signs according to the provisions of the
Costa Mesa Sign Ordinance.

Bus. 6. A business license shall be obtained prior to the initiation of the

Lic. business approved under this application.

Bldg. Comply with the requirements of the 2010 California Building Code,
2010 California Electrical Code, 2010 California Mechanical Code,
2010 California Plumbing Code, and 2010 California Energy Code (or
the applicable adopted California Building Code, California Electrical
Code, California Mechanical Code, California Plumbing Code,
California Green Building Standards and California Energy Code at
the time of plan submittal) and California Code of Regulations also
known as the California Building Standards Code, as amended by the
City of Costa Mesa.

8.  The applicant shall provide a plan to the Orange County Health
Department for review and approval.

Eng. 9. A Construction Access Permit and deposit of $580 will be required by
City of Costa Mesa, Engineering Division prior to start of any on-site
work, necessary during construction for street sweeping and to
guarantee replacement costs in case of damage to existing public
improvements.

SPECIAL DISTRICT REQUIREMENTS

™

The requirements of the following special districts are hereby forwarded to the applicant:

AQMD 1. Applicant shall contact the Air Quality Management District
(800) 288 7664 for potential additional conditions of development or for
additional permits required by the district.

CDFA 2. Comply with the requirements of the California Department of Food and
Agriculture (CDFA) to determine if red imported fire ants exist on the
property prior to any soil movement or excavation. Call CDFA for
information.
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RESTAURANT

333 East 17th Streat
Unit 19
Costa Mesa, CA 92627

OWNER
Jufiray Chon
Calt: 310.690.3000
E-mak pmchon@gman com

FLOOR PLAN
AND NOTES /INFO

INNOVATIVE DESIGN BUILDING
CONCEPTS, INC.

Jeanatta Clofason

Cell; 848,768,117

E-mail: archiscirass [soigmai com

Casay 0Tocle

Cell: D48,616,6500

E-mall: cassyoisidbcinc.com |
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