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PROJECT DESCRIPTION 
 
Project Site/Environs 
 
• The property is zoned MG (General Industrial) and has a Light Industry General 

Plan land use designation. 
• The property is one of a four parcel development containing three multi-tenant 

industrial buildings totaling approximately 51,700 square feet. 
• The property is surrounded by residentially zoned and developed properties 

across Mendoza Drive to the east and across the Paularino Channel to the 
south, and industrially zoned and developed properties to the north and west. 

 
Proposed Use 
 
• The applicant is proposing to operate a personalized training studio within a 

1,368 square-foot suite of an existing industrial building. 
• A minor conditional use permit is required since the studio is to be located in an 

industrial zone. In addition, per Code the proposed use requires 14 parking 
spaces; however, four parking spaces are allotted for the suite based on the 
industrial parking requirement (three parking spaces per 1,000 square feet). 
Therefore, a parking deviation is also requested. 

• The applicant proposes the following operational characteristics: 
o Monday through Friday:  

 5 a.m. to 8 a.m. for one-on-one to small group classes (up to five 
students maximum)  

 4 p.m. to 8 p.m. for one-on-one to small group classes (up to five 
students maximum) 

o Saturday:  8 a.m. to 11 a.m. for small group classes (same as above)  
o Sunday:  Closed. 

 
ANALYSIS: 
 
Justifications for Approval 
 
• The peak hours for the studio (5 a.m. to 8 a.m. and 4 p.m. to 8 p.m.) will be, for 

the most part, off-set from the surrounding industrial uses, which are typically 
open from 9 a.m. to 5 p.m., Monday through Friday and closed on weekends.  
Although the applicant is proposing to begin the small group classes at 4 p.m., an 
hour before the surrounding businesses typically close, staff visited the site 
during daytime business hours and observed over 20 available parking spaces.  
Therefore, parking impacts to the surrounding uses are not anticipated.   

• Although the applicant is not proposing classes during daytime business hours (8 
a.m. to 4:00 p.m.), Staff is including an allowance for one-on-one training 
(maximum one employee and one to two students) during these hours since four 
parking spaces are allotted for the suite based on the industrial parking 
requirement.  Therefore, sufficient parking exists to support one-on-one training 
during daytime business hours. 
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• The use, as proposed, should be low key in nature (i.e. no loud music); 

consequently, the use itself should not impact the other businesses on the 
subject and surrounding properties.  In addition, all business activities are required 
by Code to be conducted under-roof.  Onsite training outside of the building (i.e. 
parking lot) is prohibited.   

• To minimize parking and traffic impacts, a condition has been included prohibiting 
competitions and events at this location.  Additionally, a traffic impact fee is 
required for this use.   

• The applicant will be required to provide an area within the suite for bicycle 
storage to encourage employees and students to bike to classes, also minimizing 
potential parking impacts on surrounding uses. 

 
GENERAL PLAN CONFORMITY 
 
The use is consistent with the Zoning Code and the City’s General Plan because, with 
the proposed offset hours of operation, limited class size, low key nature, and 
prohibition of competitions and other events, it should not adversely impact surrounding 
properties.  Additionally, traffic impacts will be mitigated through the payment of traffic 
impact fees. 
 
FINDINGS 
 
A. The information presented substantially complies with Section 13-29(e) of the 

Costa Mesa Municipal Code in that: 
  
 1. The proposed personalized training studio is compatible and harmonious with 

uses on-site as well as those on the 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 Light Industry land use designation permits a wide range of industrial 

uses and allows the approval of conditional uses aimed toward eliminating 
possible hazards to adjoining properties.  The personalized training studio, with 
offset hours of operation, limited class size, low key nature, and prohibition 
of competitions and other events, is consistent with the General Plan. 

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

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

Code section 13-29(g)(2) because: 
 
1. The proposed personalized training studio, as conditioned, is substantially 

compatible with developments in the same general area and would not be 
materially detrimental to other properties within the area.  Specifically, the 
proposed studio, based on the limited class size, offset operating times, and 
conditions of approval requiring a bicycle storage area in the suite to 
encourage employees and students to bike to classes, should not adversely 
impact parking the subject and surrounding properties.   
 

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. 

   
C. 
 

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. 

  
D. The project, as conditioned, is consistent with Chapter XII, Article 3, 

Transportation System Management of Title 13 of the Municipal Code in that the 
project’s traffic impacts will be mitigated by the payment of traffic impact fees. 

 
CONDITIONS OF APPROVAL 
 
Plng. 1. The use shall be limited to private one-on-one instruction (one 

instructor and one to two students maximum) between the hours of 
8:00 a.m. and 4:00 p.m., Monday through Friday.  Group classes shall 
by limited to a maximum of five students and shall not occur between 
the hours of 8:00 a.m. and 4:00 p.m., Monday through Friday. 

 2. The use shall be limited to the type of operation described in the staff 
report.  Any change in the operational characteristics shall require prior 
approval by the Planning Division and may require processing of an 
amendment to the minor conditional use permit. 

 3. The class sizes and use of parking lot shall be monitored and strictly 
enforced by the business operator. 

 4. Competitions/events are prohibited at this location at this location; 
additionally, no events open to the general public shall be permitted.   

 5. If parking shortages or other parking-related problems arise, the 
applicant shall institute whatever operational measures are necessary 
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to minimize or eliminate the problem, including, but not limited to, 
reduction of class sizes or modification to class hours. 

 6. 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. 

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

 8. The applicant shall provide an area within the suite for bicycle storage 
to encourage employees and students to bike to classes. 

 
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 2) obtains a business license and 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 her 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 business activities shall be conducted under-roof.  Onsite training 
outside of the building (i.e., parking lot) is prohibited.   

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

 5. Any new mechanical equipment such as air-conditioning equipment and 
duct work shall be screened from view in a manner approved by the 
Planning Division.   

Bus. 
Lic. 

6. A business license shall be obtained prior to the initiation of the 
business approved under this application. 

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

Trans. 8. Fulfill mitigation of off-site traffic impacts at the time of issuance of 
business license and/or building permit by submitting to the Planning 
Division the required traffic impact fee pursuant to the prevailing 
schedule of charges adopted by the City Council.  The traffic impact fee 
is calculated including credits for all existing uses.  At the current rate per 
trip end, the traffic impact fee is estimated at $2,172.00.  NOTE:  The 
Traffic Impact Fee will be recalculated at the time of issuance of building 
permit/certificate of occupancy based upon any changes in the prevailing 
schedule of charges adopted by the City Council and in effect at that 
time. 

 
SPECIAL DISTRICT REQUIREMENTS 

 
The requirements of the following special districts are hereby forwarded to the applicant: 
 
Sani. 1. It is recommended that the developer contact the Costa Mesa Sanitary 

District at (949) 645-8400 for current district requirements. 
AQMD 2. 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. 

State 3. Comply with the requirements of the California Department of Food and 
Agriculture (CDFA) to determine if red imported fire ants (RIFA) exist on 
the property prior to any soil movement or excavation. 
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