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PROJECT DESCRIPTION 
 
The property is located at 2100 Federal Avenue in a single-family residential 
neighborhood in the R1 zone.  The immediate neighboring properties include one-story 
single-family residences to the south and east, across Federal Avenue to the west, and 
across Pine Place to the north. 
 
The proposed project involves a request for an administrative adjustment to encroach 
into the required street side setback (six-foot setback proposed; 10-foot setback 
required) for a 456 square-foot living room addition.  
 
ANALYSIS 
 
ADMINISTRATIVE ADJUSTMENT 
 
Staff supports a decrease in the required street side setback, as modified, under the 
following conditions: 
 

• The street side setback is increased to seven feet (six feet proposed) to reduce 
the visual impact on Pine Place and to provide area for a landscape buffer (see 
below).  

• The fence along Pine Place is to be relocated to create a three-foot street side 
setback from the property line and landscaped with a tree type (i.e. palm) that 
would be suitable for that limited area.  This would leave a distance of four feet 
from the fence to the living room addition. 

• The three-foot planter could start (notch) along the side elevation of the house, 
but is not required to extend the full length of the side yard. 

 
Staff supports the encroachment, as modified to a seven-foot setback, based on the 
following: 
 

• The property is a corner lot and the orientation of the existing residence on the 
property makes it difficult for an adequate sized addition to satisfy the property 
owner’s needs yet, at the same time, comply with setback requirements.   

• The proposed encroachment will be located along the street side of the subject 
property and next to the front setback area of the abutting property, thereby 
minimizing impacts to the abutting neighbor.  In addition, the abutting neighbor 
nearest the area of the proposed addition (east side) submitted a letter in support 
of the request.  

• The varying roof slopes on south side elevation (street side) create breaks in the 
building plane for visual interest.   

• Staff’s modification for the provision of a three-foot fence setback and three feet 
of landscaping along Pine Place (which would otherwise permit a fence along the 
property line with no setback), further enhances the view from the street.    
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ADDITIONAL DISCUSSION 
 
A condition of approval is included requiring the fence along the front property line 
(Federal Avenue) be modified and/or relocated to meet Code requirements for walls and 
fences above 3 feet in height. 
 
GENERAL PLAN CONFORMITY 
 
The General Plan designation for the property is Low Density Residential, which allows a 
maximum density of one dwelling unit per 5,445 square-foot of lot area.  The site 
contains one dwelling unit on a 7,061 square-foot lot and is therefore consistent with the 
lot’s General Plan designation. 
 
FINDINGS 
 
1. The information presented substantially complies with Section 13-29(g)(1) of the 

Costa Mesa Municipal Code because:  
 

a. Special circumstances applicable to the property exist to justify granting of the 
administrative adjustment for a seven-foot street side setback.  Strict 
application of the zoning ordinance would deprive the property owner of 
privileges enjoyed by owners of other property in the vicinity under identical 
zoning classification.  Specifically, the property is a corner lot and the 
orientation of the existing residence on the property makes it difficult for an 
adequate sized addition to satisfy the property owner’s needs, yet at the 
same time, comply with setback requirements.   

 
b. The deviation would not constitute a grant of special privilege inconsistent 

with the limitations upon other properties in the vicinity and zone in which the 
property is situation.   

 
c. Granting the administrative adjustment will not allow a use, density or 

intensity, which is not in accordance with the general plan designation for the 
property.   

 
2. The proposed project complies with Costa Mesa Municipal Code Section 13-29(e) 

because: 
 

a. The proposed encroachment into the required street side setback for a 
living room addition is compatible and harmonious with uses both on-site 
as well as those on surrounding properties. The encroachment will be 
located along the street side of the subject property and next to the front 
setback area of the abutting property, thereby minimizing impacts to the 
abutting neighbor.  In addition, the abutting neighbor near the area of the 
proposed addition (east side) submitted a letter in support of the request. 

 
b. Safety and compatibility of the design of the buildings, parking areas, 
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landscaping, and other site features including functional aspects of the site 
development such as automobile and pedestrian circulation have been 
considered.  Staff’s inclusion of the provision of a three-foot fence setback 
and three feet of landscaping along Pine Place (which would otherwise 
permit a fence along the property line with no setback), further enhances 
the view from the street. 

 
c. The proposed addition is consistent with both the General Plan and the 

Zoning designations because the proposed construction will not increase 
the number of dwelling unit on the property. 

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

a precedent for future development.   
 

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 XII, Article 3, Transportation System 
Management, of Title 13 of the Costa Mesa Municipal Code. 

 
CONDITIONS OF APPROVAL  
 
Plng. 1. The plans submitted for plan check shall be modified to provide:  (1) a 

seven-foot street side setback to the living room addition; (2) the 
relocation of the fence along Pine Place to a three-foot street side 
setback from the property line for additional landscaped area; and (3) a 
tree (or trees) within the Pine Place setback landscape area with a type 
(i.e. palm) that would be suitable for that limited area. 

 2. The fence along the front property line (Federal Avenue) shall be 
modified and/or relocated to meet Code requirements for walls and 
fences within two weeks of this approval (by April 5, 2012). 

 3. The conditions of approval and Code provisions of Zoning Application 
ZA-12-09 shall be blueprinted on the face of the site plan as part of the plan 
check submittal package. 

 4. All new and existing construction shall be architecturally compatible with 
regards to building material, style, colors, etc. with the existing structure.  
Plans submitted for plan check shall indicate how this will be accomplished. 

 5. Every effort shall be made to follow sustainable building (i.e., “green”) 
practices in the construction of the residence. 

 6. The applicant shall contact the Planning Division to arrange Planning 
inspection of the site prior to the Building Division’s final inspections.  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 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. 

 2. Development shall comply with all requirements of Chapter 5, of Title 13, of 
the Costa Mesa Municipal Code relating to development standards for 
residential projects. 

 3. Street addresses shall be displayed in a manner visible to the street.  
Street address numerals shall be a minimum 6 inches in height with not 
less than ½-inch stroke and shall contrast sharply with the background. 

 4. 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.  All roof-mounted equipment is prohibited.   

 5. All construction-related activity shall be limited to between the hours of 
7 a.m. and 7 p.m., Monday through Friday, and 9 a.m. to 6 p.m. 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. 

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, 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 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. 

 9. For demolition, grading, or building permits involving projects with a 
valuation of $10,000 or more, the contractor shall use a City-permitted 
hauler(s) to haul any debris or solid waste from the job site (refer to 
Section 8-83(h), Regulations, of Title 8 of the Costa Mesa Municipal 
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Code). Use of a City-permitted hauler for such projects is the 
responsibility of the designated contractor.  Non-compliance is subject to 
an administrative penalty as follows:  $1,000 or 3% of the total project 
value, whichever is greater. 

 
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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