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PROJECT DESCRIPTION 
 
• The property is located on the north side of East 17th Street, between Tustin Avenue 

and Irvine Avenue, and contains a 5,800 square-foot building (formerly Schools First 
Federal Credit Union) and 30 on-site parking spaces.  The building has an existing 
154-foot deep drive-through lane that accommodated a drive-up automated teller 
machine (since removed).  The property is zoned C1 (Local Business District) and 
has a general plan land use designation of General Commercial.  

 
• The applicant is requesting approval of a Minor Conditional Use Permit for a future 

2,356 square-foot coffee house with the parking demand and traffic characteristics of 
a Starbucks Coffee Shop (“coffee shop”) with drive-through service.  According to 
the applicant, the remaining portion of the building, approximately 2,185 square feet, 
has been allocated for a future restaurant tenant use (a specific tenant has not been 
identified) bringing the total net rentable area to 4,541 square feet.  An existing 
1,250 square-foot second floor mezzanine within the building will be removed as part 
of the building remodel.  Outdoor patios are also proposed, which has also been 
factored into the parking analysis discussed below.  

 
Staff Justifications for Approval 
 
Staff recommends approval of the MCUP for the following reasons: 
 
• Staff believes that the independent shared parking study prepared for the project, 

rather than the straight parking requirements in the Code, generally identifies the 
parking demand for the project, although subsequent parking monitoring shall be 
required.   A shared parking analysis dated March 1, 2012, was prepared for the 
project by Linscott, Law & Greenspan Engineers (LLG), a copy of which is attached 
to this letter. A shared parking analysis is a tool to identify peak parking demand in 
multi-tenant commercial centers.  In some cases, depending on the different mix of 
land uses, it may show a lower parking requirement compared to straight “Code-
required” parking requirements.  This parking study analyzed 2,356 square feet of 
the building being occupied with a drive-through coffee shop and the balance of the 
building (2,185 square feet) being occupied by a food service tenant.  

 
In this case, Code-required parking is calculated based on a scenario wherein both 
spaces are occupied by eating and drinking establishments, which is consistent with 
the applicant’s proposed use of the property.  However, even under the assumption 
that the building is fully leased and occupied, the study concludes that, based on the 
proposed mix of uses, there would be a surplus of 3 parking spaces (39 spaces 
required; 42 parking spaces provided) during the PM peak times on the weekdays 
and weekends.  The study concluded that there would be adequate parking.   

 
The parking study has been reviewed by the City’s Transportation Services and 
Planning Divisions, and staff generally concurs with the study methodology, 
suggested parking rates, and the consultant’s conclusions in concept.  However, the 
parking study is based on theoretical assumptions of the parking demand 
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characteristics of drive-through coffee shops.  At this level, the parking study does 
not take into account that, unique to some coffee shops, some customers may tend 
to stay/park for longer periods to use the Wi-Fi services for social networking or 
business purposes. As a result, parking supply may become limited due to the 
extended duration of customer visits.  Therefore, staff believes it is necessary to 
validate the parking conclusions based on real-time parking counts once the coffee 
shop is fully operational. Given that the other tenant space is 2,185 square feet and 
parking shall be in common, staff believes it is important to take into account these 
customer characteristics to ensure adequate parking is available for both tenants. 
 
Staff recommends the following condition of approval:  
 

• Zoning approval and business license authorization for a proposed 
establishment where food and beverages are served shall be contingent upon 
validation of the parking conclusions of the March 1, 2012 parking study.  This 
validation shall be in the form of real-time parking counts conducted within 
180 days of the coffee shop being fully operational.  As an alternative to real-
life parking counts and to expedite negotiations with prospective tenants of 
the second lease area, the Development Services Director may elect to 
approve a revised parking study that addresses the unique customer 
characteristics of similar coffee shops in lieu of real-time parking counts.  The 
intent of this condition is to ensure that the unique characteristics of coffee 
shop customers (i.e., tendency for extended visits) are taken into account for 
parking purposes. If parking shortages or other parking-related problems 
occur during the operations of any coffeehouse use on this property, the 
landlord shall institute whatever reasonable operational measures necessary 
to minimize or eliminate the problem. These measures may include identifying 
select parking spaces for short-term parking (i.e. 30 minutes, 1 hour, etc.), 
reserving certain parking spaces for the other tenant, and/or any other 
measures as deemed appropriate by the Development Services Director. 

 
A condition of approval also requires an interim parking plan to address the 
anticipated high surge of customers during the coffee shop grand opening for 90 
days.  This condition ensures that employees are parked away from the main 
entrance and adequate parking is available to customers during peak hour traffic.  A 
condition of approval has also been incorporated requiring the property owner or 
applicant to install bike racks on the site for patrons and employees.   

 
• Design of drive-through lane provides adequate vehicle queueing and circulation.  

The main entrance to the drive-through lane site is provided via the easterly 
driveway entrance from East 17th Street with a queue for several vehicles exiting 
from the westerly driveway approach onto East 17th Street. Per Code, the minimum 
length of the drive through lane from the entry to the pickup window is 160 feet; 154 
feet is proposed.  The design of the queueing lane has been reviewed by the City’s 
Transportation Services Division, and they have no concerns with the design or the 
length of the lane.  
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• The building will be remodeled with contemporary architecture to provide a positive 

complement to the East 17th Street streetscape.  The building will have 
contemporary colors and materials that will be an improvement over the existing 
appearance of the building.  Additionally, the landscaping along the street frontage 
will be required to be planted with appropriate-sized trees and groundcovers per 
current code requirements. 

 
The conceptual plans show the proposed patio located within the required street 
landscape setback.  Staff has included a condition of approval requiring that the 
applicant work with staff to reconfigure the proposed outdoor patios to minimize the 
encroachment into the required street setback landscape planters, subject to 
approval by the Planning Division. 

 
• Noise impacts to residential uses will be minimized.  The existing drive-through is set 

back approximately 140 feet from the nearest single-family residences to the north 
(rear), which is separated by an existing masonry block wall at least 6 feet in height 
and an existing 14-foot wide landscape planter, where the existing mature trees 
were recently removed.  A condition of approval has been incorporated requiring this 
landscape planter to be densely re-planted with trees minimum 24-inch box size and 
other landscape materials.  While this landscape area will not buffer noise as 
effectively as the existing block wall, it will also provide an effective visual barrier 
from the abutting residences, therefore, minimizing any adverse impacts to the 
adjacent residences.    

 
• The use, as conditioned, is consistent with the Zoning Code and the City’s General 

Plan because, with the proposed conditions, the proposed use should not adversely 
impact surrounding uses. 

 
FINDINGS 
 
A. The information presented complies with Costa Mesa Municipal Code Section 13-

29(g)(2) in that the proposed use is 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.  Granting the minor conditional use 
permit will not allow a use, density or intensity, that is not in accordance with the 
general plan designation for the property.  Specifically, staff does not anticipate 
any parking impacts because the parking study prepared for the project has been 
reviewed by the City’s Transportation Services Division, and they concur with the 
study methodology, suggested parking rates, and the consultant’s conclusions 
regarding adequate parking.  If the remaining space is occupied by a food use, 
zoning approval and business license authorization shall be contingent upon 
validation of the parking conclusions of the parking study prepared for the project.  
This validation shall be in the form of real-time parking counts conducted within 
180 days of the coffee shop being fully operational.  Additionally, if parking 
shortages or other parking-related problems arise, the landlord shall institute 
whatever reasonable operational measures necessary to minimize or eliminate 
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the problem.  Design of the drive-through lane provides adequate vehicle 
queueing and circulation.  The building will be remodeled with contemporary 
architecture to provide a positive complement to the East 17th Street streetscape. 
Adverse impacts to residential uses will be minimized due to the requirement that 
the existing landscape planter at the rear of the property (adjacent to residential) 
be densely re-planted with trees to provide an additional buffer for residential 
properties. 
 

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

1. The proposed use is compatible and harmonious with uses both on-site 
as well as those on surrounding properties. 

2. Safety and compatibility of the design of the buildings, and other site 
features including functional aspects of the site development such as 
automobile and pedestrian circulation have been considered. 

3. The use is consistent with the General Plan designation because the 
project will not exceed the allowable General Plan intensity for the site. 

 
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 under Section 15301, Class 1, 
Existing Facilities, of the CEQA Guidelines. 
 

D. 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 uses shall be limited to the type of operation as described in the staff 

report and conditions of approval.  Any change in the operational 
characteristics of any use including, but not limited to, the hours of 
operation and additional services provided, shall require review by the 
Planning Division and may require an amendment subject to approval by 
the Zoning Administrator. 

 2. If parking shortages or other parking-related problems arise, the 
business operator shall institute whatever reasonable operational 
measures necessary to minimize or eliminate the problem.  These 
measures may include identifying select parking spaces for short-term 
parking (i.e. 30 minutes, 1 hour, etc.), reserving certain parking spaces 
for the other tenant, and/or any other measures as deemed appropriate 
by the Development Services Director. 

 3. The use 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 reasonable security and 
operational measures are necessary to comply with this requirement. 

 4. The applicant shall contact the Planning Division to arrange a Planning 
inspection of the site prior to commencement of the business.  This 
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inspection is to confirm that the conditions of approval and code 
requirements have been satisfied. 

 5. Prior to the grand opening of the coffee shop, the applicant shall submit 
an interim parking plan to the Planning Division for review and approval 
to ensure that adequate employee parking is available on-site or on at 
an authorized site through an agreement with its property owner. In 
addition, the plan shall indicate that employees shall be available to 
minimize any impacts to circulation on the adjacent streets and 
surrounding properties.  This interim plan shall be in place for a 
minimum of 60 days during the “Grand Opening” and may be extended 
for an additional 30 days to meet customer demands as deemed 
appropriate by the Development Services Director.  The interim plan 
shall be approved prior to issuance of certificate of occupancy. 

 6. After the Grand Opening period when the interim parking plan is no 
longer in place, employees of the fast food restaurant shall park on-site.  
Employee parking shall occur in any of the parking stalls on the 
property.  Employee parking on the public streets fronting residential 
properties shall be considered a violation of the terms of approval of the 
minor conditional use permit.  If repeated violations occur, the 
Development Services Director shall have the discretion to require 
employee parking spaces be assigned on the property, or to require 
other appropriate measures to ensure on-site employee parking. 

 7. Zoning approval and business license authorization for a proposed 
establishment where food and beverages are served shall be contingent 
upon validation of the parking conclusions of the March 1, 2012 parking 
study.  This validation shall be in the form of real-time parking counts 
conducted within 180 days of the coffee shop being fully operational.  As 
an alternative to real-life parking counts and to expedite negotiations 
with prospective tenants of the second lease area, the Development 
Services Director may also elect to approve a revised parking study that 
addresses the unique customer characteristics of similar coffee shops in 
lieu of real-time parking counts. 

 8. The conditions of approval for ZA-12-10 shall be blueprinted on the face 
of the site plan as part of the plan check submittal package. 

 9. No modification(s) of the approved building elevations including, but not 
limited to, changes that increase the building height, removal of building 
articulation, or a change of the finish material(s), shall be made during 
construction without prior Planning Division written approval.  Failure to 
obtain prior Planning Division approval of the modification could result in 
the requirement of the applicant to (re)process the modification through 
a discretionary review process such as a minor design review or a 
variance, or in the requirement to modify the construction to reflect the 
approved plans. 

 10. No exterior roof access ladders, roof drain scuppers, or roof drain 
downspouts are permitted. 

 11. It is recommended that the project incorporate green building design 
and construction techniques where feasible.  The applicant may contact 
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the Building Safety Division at (714) 754-5273 for additional information. 
 12. The existing landscape planter at the rear of the property shall be 

densely re-planted in order to provide an additional buffer for the 
residential properties with minimum 24-inch box size trees, subject to 
review and approval by the Planning Division. 

 13. The property owner or applicant shall install bike racks for patrons and 
employees on the site.  The bicycle racks shall be decorative in design. 
This condition shall be completed prior to final occupancy/start of 
business, under the direction of the Planning and Building Divisions. 

 14. The applicant shall work with staff to reconfigure the proposed outdoor 
patios to minimize the encroachment into the required street setback 
landscape planters, subject to approval by the Planning Division. 

 15. Transformers, backflow preventers, and any other approved above-
ground utility improvement shall be located outside of the required street 
setback area and shall be screened upon view, under direction of 
Planning staff.  Any deviation from this requirement shall be subject to 
review and approval of the Development Services Director. 

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

 3. Use shall comply with all requirements of  Articles 3 and 9, Chapter V, 
Title 13 of the Costa Mesa Municipal Code relating to commercial 
development standards. 

 4. Use shall comply with all requirements of Sections 13-49 and 13-50 of the 
Costa Mesa Municipal Code relating to development standards for 
establishments within 200 feet of residentially zoned property and 
development standards for drive-through operations. 

 5. Street address shall be visible from the public street and shall be 
displayed on the freestanding sign. If there is no freestanding sign, the 
street address may be displayed on the fascia adjacent to the main 
entrance or on another prominent location. Numerals shall be a 
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minimum twelve (12) inches in height with not less than three-fourth-
inch stroke and shall contrast sharply with the background. 
Identification of individual units 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.  

 6. Parking stalls shall be double-striped in accordance with City standards 
 7. Two (2) sets of detailed landscape and irrigation plans, which meet the 

requirements set forth in Costa Mesa Municipal Code Sections 13-101 
through 13-108, shall be required as part of the project plan check review 
and approval process.  Plans shall be forwarded to the Planning Division 
for final approval prior to issuance of building permits. 

 8. Landscaping and irrigation shall be installed in accordance with the 
approved plans prior to final inspection or occupancy clearance. 

 9. Two (2) sets of landscape and irrigation plans, approved by the 
Planning Division, shall be attached to two of the final building plan 
sets. 

Bldg. 10. Comply with the requirements of the 2010 California Building Code, 
2010 California Residential Code, California Electrical Code, California 
Mechanical Code, California Plumbing Code,  California Green Building 
Standards Code and  2010 California Energy Code (or the applicable 
adopted California  Building Code, California Residential 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.  

 11. Provide a plan to the County of Orange Health Dept. for review and 
approval. 

Bus. 
Lic. 

12. All contractors and subcontractors shall 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. 

 13. Business license(s) shall be obtained prior to the initiation the 
business(es). 

Eng. 14. 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 
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. 
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SPECIAL DISTRICT REQUIREMENTS 
 
The requirement 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. 
AQMD 2. Applicant shall contact the Air Quality Management District at 800.288.7664 

for potential additional conditions of development or for additional permits 
required by the district. 

Bldg. 3. 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 at (714) 708-
1910 for information.  
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