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PROJECT DESCRIPTION 
 
Project Site 
 
• The property is zoned C1 and has a General Plan designation of General 

Commercial. 
• The property contains two multi-tenant commercial buildings totaling approximately 

45,356 square feet.  
• The property is surrounded by residentially zoned properties across Elm Avenue to 

the north, and commercially zoned properties to the west, across Harbor Boulevard 
to the east, and across Adams Avenue to the south. 

 
Property History 
 
• The Paul Mitchell School had previously occupied one of the two buildings on the 

property and had a conditional use permit to utilize off-site student parking at 2880 
Mesa Verde Drive East (First Church of Christ Scientist).  When the Paul Mitchell 
School vacated the property in 2010, the conditional use permit was revoked by the 
Planning Commission.   

• Although the parking for the property is still nonconforming, since the school vacated 
the site, the parking has been brought closer to conformity (assuming Paul Mitchell 
as office/retail -199 parking spaces required; 195 parking spaces existing).   

 
Proposed Use 
 
• The applicant is proposing to operate an acupuncture and traditional Asian medical 

clinic within a 2,200 square-foot suite in one of the commercial buildings. 
• Based on shared parking requirements, 203 parking spaces are required for the 

property with the medical office use; therefore, a four space deficiency parking 
deviation is requested. 

• The applicant proposes the following operational characteristics: 
o Tuesday through Sunday, 8:00 a.m. to 8:00 p.m.; closed on Monday. 
o One to two patients per hour with a maximum of three patients in the suite 

at any given time (including the overlap of leaving and arriving patients). 
o Maximum three employees on-site at any one time. 

 
Analysis 
 
• Staff surveyed the parking area at 12:00 p.m. and 1:00 p.m. -- peak parking times -- 

and found a surplus of over 40 parking spaces available throughout the center, 
which should be more than adequate to compensate for the four space deficiency. 

• Conditions of approval are included requiring installation of bike racks to encourage 
alternative transportation to the site and to regulate the operational characteristics to 
minimize potential parking impacts on surrounding uses.  

• The use is consistent with the Zoning Code and the City’s General Plan because, 
with the proposed operating characteristics (three patients and three employees in 
the suite at any one time), it should not adversely impact surrounding uses. 
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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 medical office 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 proposed medical office is consistent with the General Plan since with 

the operating characteristics (3 patients and 3 employees in the suite at any 
one time), it should not adversely impact surrounding uses. 

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

a precedent for future development. 
   
2. The information presented substantially complies with Costa Mesa Municipal 

Code section 13-29(g)(2) because: 
 
1. The proposed use, as conditioned, is substantially compatible with 

developments in the same general area and would not be materially 
detrimental to other properties within the area.  The site is located in a 
commercial area characterized by a variety of uses that provide a wide range 
of goods and services to the local community.  Specifically, a medical office 
with a maximum of three patients and three employees in the suite at any one 
time and conditions of approval requiring the installation of bike racks to 
encourage alterative mode of transportation, no parking impacts, either on- or 
off-site, are anticipated to be generated by the medical office.   
 

2. Granting the minor conditional use permit will not be materially detrimental to 
the health, safety and general welfare of the public or otherwise injurious to 
property or improvements within the immediate neighborhood. Specifically, 
due to the low-key nature of the proposed use, the use will have low traffic 
and parking demands. 

 
3. Granting the minor conditional use permit will not allow a use, density or 

intensity which is not in accordance with the general plan designation and any 
applicable specific plan 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. 
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4. The project is exempt from Chapter XII, Article 3 Transportation System 

Management, of Title 13 of the Costa Mesa Municipal Code. 
 
CONDITIONS OF APPROVAL 
 
Plng. 1. The use shall be limited to the type of operation described in the staff report 

and applicant’s letter (attached), subject to conditions.  Any change in the 
operational characteristics including, but not limited to, total number of 
patients and employees, hours of operation, and additional services 
provided, shall require review by the Planning Division and may require an 
amendment to the minor conditional use permit, subject to either Zoning 
Administrator or Planning Commission approval, depending on the nature of 
the proposed change. The applicant is reminded that Code allows Planning 
Commission to revoke any planning application based on findings related to 
public nuisance and/or noncompliance with conditions of approval [Title 13, 
Section 13-29(o)]. 

 2. The use shall be conducted, at all times, in a manner that will allow the quiet 
enjoyment of the surrounding neighborhood.  The business owner shall 
institute whatever security and operational measures are necessary to 
comply with this requirement. 

 3. There shall be a maximum of six people (including patients and 
employees) in the suite at any one time.  

 4. Install bike racks near the stairwell to the second floor.  This condition 
shall be completed prior to final occupancy/start of business, under the 
direction of the Planning and Building Divisions. 

 5. Applicant shall not enter into any private agreement with another property 
owner(s) to allow shared parking or overflow parking for patients or 
employees of the use, unless the appropriate zoning approval is obtained for 
this parking arrangement subject to the requirements of the Zoning Code.   

 6. A copy of the conditions of approval shall 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. If a parking shortage 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 patients per hour. 

 8. The applicant shall maintain free of litter all areas of the premises under 
which applicant has control. 

 9. The conditions of approval and ordinance or code provisions of planning 
application ZA-11-33 shall be blueprinted on the face of the site plan as part 
of the plan check submittal package. 

 10. 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. 
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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. 
 
Plng. 1. Approval of the zoning 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 one of the following actions: 1) 
obtains building permits for the authorized construction and initiates 
construction; and/or 2) obtains a business license and/or legally 
establishes the business.  If the applicant is unable to establish the 
use/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 zoning 
application. 

 2. Once the use is legally established, the zoning application herein 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.   

 3. All noise-generating construction activities shall be limited to 7 a.m. to 7 
p.m. Monday through Friday and 9 a.m. to 6 p.m. Saturday.  Noise-
generating construction activities shall be prohibited on Sunday and the 
following Federal holidays: New Years Day, Memorial Day, Independence 
Day, Labor Day, Thanksgiving Day and Christmas Day. 

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

 5. All work shall be conducted under-roof.  Outdoor work or display is 
prohibited.   

Bus. 
Lic. 

6. All contractors and subcontractors must have valid business licenses to do 
business in the City of Costa Mesa.  Final inspections, final occupancy and 
utility releases will not be granted until all such licenses have been 
obtained. 

Bldg. 7. Comply with the requirements of the 2010 California Building Code, 2010 
California Electrical Code, 2010  California Mechanical Code , 2010 
California Plumbing Code , 2010 California Green Building Standards 
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.  

Eng. 8. A Construction Access Permit and deposit of $580 will be required by City 
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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: 
 
Sani. 1.  It is recommended that the applicant contact the Costa Mesa Sanitary 

District at (949) 645-8400 for current district requirements. 
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