
CITY OF COSTA MESA 
PUBLICATION  

 
 
NOTICE IS HEREBY GIVEN that the Costa Mesa Zoning Administrator will render a 
decision on July 18, 2024, or soon thereafter, on the following item: 
Application No.: PMCP-23-0006 
Applicant/Agent: Mesa Verde Library/ Robert J. Ooten 
Site Address: 2969 Mesa Verde Drive 
Zone: Institutional Recreational District (I&R) 
Description: Minor Conditional Use Permit to re-establish the Friends of the Library use 
in an existing modular trailer located in the back corner of the parking lot at the Mesa 
Verde Branch of the Orange County Library for a period of 10 years. 
Environmental Determination: The project is categorically exempt from the provisions of 
the California Environmental Quality Act (CEQA) per Section 15303 (Class 3), New 
Construction and Conversion of Small Structures and 15311 (Class 11) Accessory 
Structures, of the CEQA Guidelines. 
Additional Information: For more information, call (714) 754-5245, or email 
planninginfo@costamesaca.gov Planning Division staff are available from 8:00 AM to 
5:00 PM Monday through Thursday and alternating Fridays, except specified holidays. 
There will be no public hearing on this request. Any written correspondence must be 
emailed to ZAPublicComments@costamesaca.gov prior to 12:00 PM on the day of the 
decision date (see above). The decision letter can be downloaded from the City’s website 
following the decision date at: http://www.costamesaca.gov/index.aspx?page=940 If you 
challenge this action in court, you may be limited to raising only those issues you, or 
someone else raised, prior to the decision date. 
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SUBJECT:               Minor Conditional Use Permit (PMCP-23-0006) for The Friends of 

the Libraries temporary trailer 
 
SITE LOCATION:  2969 Mesa Verde Drive East 
 
APPLICANT:   Robert J. Ooten 
 
OWNER:  City of Costa Mesa 
 
PLANNER:   Christopher Aldana, Assistant Planner 

           714-754-4868 or christopher.aldana@costamesaca.gov 
 
DECISION DATE:  July 18, 2024 
 
 
RECOMMENDATION: 
 
That the Zoning Administrator approve PMCP-23-0006 based on the findings of fact and 
subject to conditions of approval.  
 
DECISION DATE: 
 
The Zoning Administrator will make a decision on July 18, 2024 or soon thereafter. The 
decision will become final at 5:00 p.m. seven days after the Zoning Administrator makes 
a decision unless the decision is appealed by an affected party by filing the necessary 
application and paying the appropriate fee, or if the application is called up for review by 
a member of the City Council. 
 
COMMENTS OR CONCERNS: 
 
If you would like to provide comments or concerns about the request, please submit them 
to Assistant Planner Christopher Aldana prior to July 18, 2024 by email at 
christopher.aldana@costamesaca.gov, or by delivering them in person or via U. S. mail 
to Development Services Department, 77 Fair Drive, Post Office Box 1200, Costa Mesa, 
CA 92628-1200. 
 
 

CITY OF COSTA MESA 
ZONING ADMINISTRATOR STAFF REPORT  
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PLANNING APPLICATION SUMMARY 
 

Location 2969 Mesa Verde Drive Application Number PMCP-23-0006 
Request Minor Conditional Use Permit for The Friends of the Libraries temporary trailer bookstore.  
CEQA Exempt per CEQA Guidelines Section 15303 (Class 3), and 15311 (Class 11)  
Final Action Zoning Administrator 

 
SUBJECT PROPERTY 

Zoning District I & R (Institutional and Recreational District)  
General Plan Land Use Designation   PI (Public/Institutional) 
Lot Dimensions Irregular lot 
Lot Area 60,224 SF 
List of Approved Plans /  
Land Use Entitlements  

ZA-05-09 – Minor Conditional Use Permit 
ZA-10-027 – Minor Conditional Use Permit (Amendment 1) 

Existing Development The Friends of the Libraries modular trailer is located on the same lot as 
the Mesa Verde Public Library on site development consists of  surface 
parking and landscaping.  

 
SURROUNDING PROPERTY 

 Zoning District  General Plan Land Use 
Designation 

Existing Development:   

North I & R (Institutional and 
Recreational District)  

PI (Public/Institutional) High School 

East R1 (Single-family Residential 
District) 

LDR (Low Density Residential) Single family dwelling 
development 

South R1 (Single-family Residential 
District) 

LDR (Low Density Residential) Single family dwelling 
development 

West I & R (Institutional and 
Recreational District)  

PI (Public/Institutional) Preschool and Church 

 
DEVELOPMENT STANDARDS COMPARISON 

 
Development Standard Required/Allowed 

I &R Dev. Standard 
Proposed/Provided 

Modular Trailer:   

Height 4 Stories*  1 story and 12 feet 
Setbacks:   
    Front 20’ 178’3” 
    Side (abutting street) 10’ 256’5” 
    Side (Interior lot line) 5’ 5’ 
    Rear (Interior lot line) 5’ 9’ 
   
Landscape Setback – front  20’ 20’ 
Parking 64** 64 
Floor area ratio (FAR) .25*** .22 
   
*Per CMMC 13-66 Table 13-66, four stories south of the I-405 Freeway except that special purpose housing may be granted additional 
building height. 
** This project consists of no net loss in parking. Per ZA-05-29 Condition of Approval 1, Four parking spaces were added to replace the four 
spaces lost due to the modular building location.  
*** No additional square footage is proposed. The library has undergone no additions since originally constructed, thus the FAR remains 
consistent with that listed within planning approval ZA-05-29. 
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SITE: 
 
The project site and library are owned by the City of Costa Mesa; however, is operated 
and managed by the County of Orange. The site was developed in 1965 and is used for 
a branch library. The library is approximately 6,490 square feet in size and operates 
between the hours of 10 AM to 7 PM, Monday through Thursday, and 9 AM to 5 PM, 
Friday through Sunday. The project site is located south of Baker Street and east of Mesa 
Verde Drive on an approximate 60,000 square-foot lot. The property has a general plan 
land use designation of Public/Institutional (PI) and zoning designation of Institutional and 
Recreational (I&R).  Access to the site is provided by two driveways; one on Mesa Verde 
Drive East and the other along West Baker Street. Other site improvements consist of 
perimeter and interior landscaping as well as a surface parking lot developed with 64 
spaces. In addition, there is a 960–square-foot detached modular trailer located in the 
parking lot. This trailer was previously permitted as a book donation center and bookstore. 
 
Properties located at the intersection of west Baker Street and Mesa Verde Drive East 
are zoned I&R. Adjacent uses consist of schools and a church. As shown in Exhibit 1, 
I&R zoned parcels are highlighted in green and are surrounded by residential R1 zoned 
properties (highlighted in yellow).  
 

Exhibit 1 – Mesa Verde Dr East and Baker Street Intersection 
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BACKGROUND: 
 
On June 23rd, 2005, Minor Conditional Use Permit ZA-05-29 was approved to allow the 
temporary use of a modular trailer for five years by “The Friends of the Libraries” 
bookstore. An extension of the original permit was approved under ZA-10-027 which 
allowed the temporary use to operate until 2020. In 2020, due to the Covid pandemic, the 
bookstore closed, and the use permit expired. The Friends of the Library have recently 
applied for an application (PMCP-23-0006) to re-establish the use. 
 
DESCRIPTION: 
 
The temporary modular structure is shown below in Image 1, and measures 41’ by 24’, 
and is 12’ - 2” in height. Though the structure’s placement occupies four parking spaces, 
these stalls were re-striped elsewhere on the site to maintain the site’s parking count.  A 
5’-6” high block wall surrounds the east corner of the parking lot and serves as screening 
that separates the project site from the abutting residentially zoned properties. The 
proposed location of the structure complies with I&R development standards as shown in 
the above “Development Standards Comparison” table. The bookstore would operate 
Tuesday through Saturday from 1 PM to 4 PM and be closed Sunday and Monday. The 
number of volunteers staffing the bookstore at any given time is typically a maximum of 
three people.  

 
Image 1 – Modular Bookstore 
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ANALYSIS: 
 
Pursuant to the City of Costa Mesa Municipal Code (CMMC) Section 13-188, other than 
temporary real-estate or construction offices, an approval of a Minor Conditional Use 
Permit is required for the use of a temporary/modular structure on any property. Pursuant 
to the CMMC, the Zoning Administrator has the authority to approve, modify, or deny such 
requests; or to forward the application to the Planning Commission for their consideration. 
The approval of an MCUP requires that the Zoning Administrator make specific findings 
related to neighborhood compatibility, health and safety, and land use compatibility. The 
analysis regarding MCUP findings is provided below in this report. 
 
The Minor Conditional Use Permit proposes to maintain a temporary/modular structure 
located in the parking lot of the subject property for an additional 10 years. This structure 
would continue to operate as The Friends of the Library Bookstore. As conditioned, the 
applicant’s use would operate consistent with the previously approved entitlements.  
 
While operational during the previous 15-year time frame, the use was compatible with 
and complementary to other surrounding uses that include other institutional uses such 
as a church and school and the nearby residential neighborhoods. The project has also 
been reviewed by the Police Department and there are no safety concerns with the 
proposed modular trailer and/or use. There are no proposed modifications to the existing 
parking lot which is adequately designed for automobile and pedestrian circulation. The 
project is designed and conditioned to adequately address compatibility of parking area, 
landscaping, luminaries and other site features. Lastly, the proposed use will continue to 
operate in a manner compatible with nearby uses and not create any adverse material 
impact.  
 
CONCLUSION: 
 
The proposed temporary trailer use will be ancillary to the established Mesa Verde Library 
and will not require alterations to the facility. The use is specifically proposed in the I&R 
Zoning District which is intended to allow land uses which provide health and public 
services. The proposed use which includes a bookstore and book donation center, would, 
as intended by the CMMC, provide a community public service. Staff is in support of the 
use and does not anticipate any negative impacts to the neighborhood. Lastly, COA No. 
6 requires that the bookstore shall be conducted, at all times, in a manner that will allow 
the quiet enjoyment of the surrounding neighborhood. The applicant and/or operator shall 
institute whatever security and operational measures necessary to comply with this 
requirement.  
 
GENERAL PLAN CONFORMANCE 
 
The following analysis evaluates the proposed project’s consistency with applicable 
policies and objectives of the 2015-2035 General Plan. 
 



PMCP-23-0006 
Page 6 of 12 
July 18, 2024 
 

1. Objective LU-2A: Promote land use patterns and development that contribute to 
community and neighborhood identity. 

 
Consistency: The proposed Friends of the Library bookstore was originally 
permitted in 2005 and operated until 2020. The bookstore is an ancillary 
use to the main Mesa Verde Library and is located in the library parking lot. 
The bookstore is located across the street from Pacific Academy Costa 
Mesa Elementary and Early College High School. The Mesa Verde library 
and the Friends of the Library bookstore is open to the public and serves 
the overall surrounding community.  

 
Review Criteria 
 
The following are the applicable Review Criteria pursuant to CMMC Zoning Code Section 
13-29 (e): 3-29 (e):  
 
(1) Compatible and harmonious relationship between the proposed building and 

site development, and use(s), and the building and site developments, and uses 
that exist or have been approved for the general neighborhood. 

 
The proposed project consists of reactivating a modular trailer as a bookstore use 
ancillary to the Mesa Verde Library. The modular trailer serves as the neighborhood 
book donation center and bookstore, and is located in the library parking lot east 
corner.  The modular building is harmonious with the existing site development in that 
it is painted to match the library.  

 
(2) Safety and compatibility of the design of buildings, parking area, landscaping, 

luminaries and other site features which may include functional aspects of the 
site development such as automobile and pedestrian circulation.  

 
There are no safety concerns with the proposed modular trailer. The trailer has been 
located on site since 2005 and was originally permitted under ZA-05-09. There are no 
proposed modifications to the existing parking lot which is adequately designed for 
automobile and pedestrian circulation. The project is designed and conditioned to 
adequately address compatibility of parking area, landscaping, luminaries and other 
site features.  

 
(3) Consistency with the general plan and any applicable specific plan. 

 
The proposed project is in conformance with the City of Costa Mesa General Plan.  
The Costa Mesa General Plan establishes long‐range planning and policy direction 
that guides change and preserves the qualities that define the community. The 2015-
2035 General Plan sets forth the vision for Costa Mesa. Among other direction, the 
General Plan focuses on “accommodating an array of businesses that both serve local 
needs and attract regional and international spending”. Over the long term, General 
Plan implementation will ensure that development decisions and improvements to 
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public and private infrastructure are consistent with the goals, objectives, and policies 
contained in the Plan.  

 
(4) The planning application is for a project-specific case and is not to be construed 

to be setting a precedent for future development. 
 

The zoning application is for a unique project-specific case at a unique site with special 
circumstances and will not be precedent setting for future development. 

 
FINDINGS: 
 
Pursuant to CMMC Section 13-29(g) (2), Minor Conditional Use Permit Findings, in order 
to approve the project, the Zoning Administrator shall find that the evidence presented in 
the administrative record demonstrates that the proposed project substantially meets 
specified findings. Staff recommends approval of the request, based on the following 
assessment of facts and findings.  
 
A.  Finding: The proposed development or use is substantially compatible with 

developments in the same general area and would not be materially 
detrimental to other properties within the area.  
 
• Facts in Support of Finding: The proposed use is substantially 

compatible with developments in the same general area and would not be 
materially detrimental to other properties within the area in that the 
bookstore is minimally staffed, operates under limited hours with all 
operations conducted indoors and no creation of noise.  

 
Finding: 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 the property improvements within the immediate neighborhood.  
 
• Facts in Support of Finding: The intersection of Mesa Verde Drive East 

and Baker Street serves as a I&R node and supports the nearby residential 
neighborhoods. Uses at this intersection consist of similar uses such as a 
public library, schools, and churches. The Friends of the Library bookstore 
would not be incompatible nor materially detrimental to the health, safety, 
and general welfare of the public or otherwise injurious to the property 
improvements within the immediate neighborhood in that the bookstore 
operates ancillary to the library, provides services to the community and 
would be open during limited hours of the day.   

 
Finding: Granting the conditional use permit or 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.  
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• Facts in Support of Finding: Granting the minor conditional use permit 
would not allow a use density or intensity not in accordance with the general 
plan in that the use is permitted in the Institutional and Recreational (I&R) 
Zoning District which is intended to allow land uses which provide health 
and public services. The proposed use which includes a bookstore and 
book donation center, would, as intended by the CMMC, provide a public 
service in the community. The project is not located within any specific plan.  

 
  

B.  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 
15303 (Class 3), New Construction or Conversion of Small Structures and 
15311 (Class 11) Accessory Structures, of the CEQA Guidelines. 

  
C.  The project is exempt from Chapter XII, Article 3, Transportation System 

Management, of Title 13 of the Costa Mesa Municipal Code. 
 
CONDITIONS OF APPROVAL (PMCP-23-0006) 
 

Plng. 1.  The modular building shall be a permitted use until July 18, 2034 
 2.  The use of this property as described within this report shall comply with 

the approved plans and terms described in this staff report and these 
conditions of approval. 

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

 4.  Any change in the operational characteristics of the use shall be subject to 
Planning Division review and may require an amendment to the conditional 
use permit, subject to either Zoning Administrator or Planning Commission 
approval, depending on the nature of the proposed change.  

 5.  All conditions of approval and Code requirements of ZA-05-29 and ZA-10-
027 shall remain in full force and effect except for the removal date of the 
structure which under this entitlement has been extended to June 20, 2034.  

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

 7.  The minor conditional use permit herein approved shall be valid until 
revoked but shall expire upon discontinuance of the activity authorized 
hereby for a period of 180 days or more. Regardless, however, since this 
is a temporary building, this minor conditional use permit shall expire July 
18, 2034. The minor conditional permit may be referred to the Planning 
Commission for modification or revocation at any time if the conditions of 
approval have not been complied with, if the use is being operated in 
violation of applicable laws or ordinances, or if, in the opinion of the 
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development services director or his designee, any of the findings upon 
which the approval was based are no longer applicable.  

 
CODE REQUIREMENTS 
 
The following list of 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. The applicant is also required to comply with any other applicable State and local 
laws not provided below. 
 

Plng. 1.  Approval of the planning/zoning application is valid for two years 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)   a building 
permit has been issued and construction has commenced, and has continued 
to maintain a valid building permit by making satisfactory progress as 
determined by the Building Official, 2) a certificate of occupancy has been 
issued, or 3) the use is established and a business license has been issued. 
A time extension can be requested no less than 30 days or more than sixty 
(60) days before the expiration date of the permit and submitted with the 
appropriate fee for review to the Planning Division. The Director of 
Development Services may extend the time for an approved permit or 
approval to be exercised up to 180-days subject to specific findings listed in 
Title 13, Section 13-29 (k) (6). Only one request for an extension of 180 days 
may be approved by the Director. Any subsequent extension requests shall 
be considered by the original approval authority. 

 2.  Hours of construction shall comply with Section 13-279, Title 13, of the 
Costa Mesa Municipal Code. 

 3.  Street address shall be visible from the public street and/or 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. When the property has alley 
access, address numerals shall be displayed in a prominent location visible 
from the alley. Numerals shall be a 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. 

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

 5.  Trash enclosure(s) or other acceptable means of trash disposal shall be 
provided.  Design of trash enclosure(s) shall conform to City standards.   

 6.  Vehicle standing, loading and unloading shall be conducted so as not to 
interfere with normal use of streets, sidewalks, driveways and on-site 
parking. 
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 7.  No vehicle loading area shall encroach into a required building setback 
along a public right-of-way. 

Bldg. 8.  Comply with the requirements of the following adopted codes: 2022 
California Residential Code, 2022 California Building Code, 2022  California 
Electrical Code, 2022 California Mechanical Code, 2022 California 
Plumbing Code, 2022 California Green Building Standards Code and  2022 
California Energy Code (or the applicable adopted, California Residential 
Code, 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 or 
permit issuance) and California Code of Regulations also known as the 
California Building Standards Code, as amended by the City of Costa 
Mesa. Requirements for accessibility to sites, facilities, buildings and 
elements by individuals with disability shall comply with chapter 11B of the 
2022 California Building Code. 

 9.  The conditions of approval and ordinance or code provisions of Planning 
Application PMCP-23-0006 including subsequent amendments shall be 
blueprinted on the face of the site plan as part of the plan check submittal 
package when building permits are necessary. 

 10.  Plans shall be prepared by a California licensed Architect or Engineer.  
Plans shall be wet stamped and signed by the licensed Architect or 
Engineer prior to the issuance of building permits. 

Fire 11.  Equipment shall comply with California Building and Fire Code 
requirements, including, but not limited to, the requirement that equipment 
be approved by a recognized testing laboratory for the specific use. 

 12.  Comply with the requirements of the 2019 California Fire Code, including 
the 2019 Intervening Update and referenced standards as amended by 
the City of Costa Mesa.  

 13.  Quarterly Fire & Life Safety Inspections will be conducted by the 
Community Risk Reduction Division to verify compliance will the approval 
operation. The applicant will pay for the inspection according to the 
Additional Required Inspections as adopted in the Fee Schedule. 

 14.  Annual Fire & Life Safety Inspections will be conducted by the Fire Station 
Crew for emergency response pre-planning and site access 
familiarization. The applicant will pay for the inspection according to the 
adopted Fee Schedule. 

Bus. 
Lic. 

15.  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. 
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