CITY OF COSTA MESA
ZONING ADMINISTRATOR STAFF REPORT

SUBJECT: Master Plan Amendment for St. John the Baptist School and
Church

SITE LOCATION: 1021 Baker Street

APPLICANT: Chuck Kluger
OWNER: St. John the Baptist Church
PLANNER: Chris Yeager, Associate Planner

714-754-4883 - christopher.yeager@costamesaca.gov

DECISION DATE: July 3, 2024

RECOMMENDATION:

Staff recommends that the Zoning Administrator approve the application based on the
report, findings of fact, and subject to conditions of approval.

DECISION:

The Zoning Administrator will make a decision on July 3, 2024, or soon thereafter. The
decision will become final at 5:00 p.m. seven days after the Zoning Administrator makes
a decision, unless it is appealed by an affected party by filing the necessary application
within seven days of the decision date and payment of the appropriate fee.

COMMENTS OR CONCERNS:

If you have any comments or concerns about the proposed project, please provide prior
to July 3, 2024 in writing to Chris Yeager at christopher.yeager@costamesaca.gov, or
submit to the Economic & Development Services Department located at 77 Fair Drive,
Post Office Box 1200, 92628-1200.
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ZONING APPLICATION SUMMARY
Location 1021 Baker Street | Application Number | PMSP-23-0001
Request Construct a 10,843-square-foot gymnasium, relocate an existing 3,510-square-foot modular
classroom, and construct a new 2,217-square-foot lunch shelter.
CEQA Exempt per CEQA Guidelines Section 15303 (Class 3) New Construction or Conversion of Small
Structures and 15314 (Class 14) Minor Additions to Schools
Final Action | Zoning Administrator

SUBJECT PROPERTY

Zoning District

I&R (Institutional & Recreational)

General Plan Land Use Designation

LDR (Low Density Residential)

Lot Dimensions

Approximately 751 FT x 588 FT

Lot Area

450,410 SF (10.3 Acres)

Existing Development

Church facilities including school, convent, library, parish hall, rectory,
and various other accessory buildings and structures.

SURROUNDING PROPERTY

Zoning District General Plan Land Use Designation | Existing Development:
North R1 (Across Baker St) LDR Single family residential
East R1 LDR Single family residential
South R3  (Across Flood | HDR (High Density Residential) Multi-family residential
Control Channel)
West R3 (Across Mendoza | MDR Multi-family residential
Dr)

DEVELOPMENT STANDARDS COMPARISON

Development Standard Required/Allowed Proposed/Provided
I&R Dev. Standard
Min Lot Area 6,000 SF 450,410 SF
Min Lot Width 60 FT 588 FT
Building Height Four Stories One Story / 33 FT
Setbacks:
Front 20 FT Gym & Modular Classrooms: 311 FT
Lunch Shelter: 410 FT
Side (left/right) Gym: 224 FT /286 FT
5 FT/MOFT Modular Classrooms: (380 FT / 145
FT)
Lunch Structure: (394 FT /163 FT)
Rear Gym: 344 FT
5FT Modular Classrooms: 399 FT

Lunch Structure: 225 FT

Parking

| Established by Master Plan |

222
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PROJECT DESCRIPTION

The project is a Major Amendment to an existing Master Plan to allow: (1) construction of a
new 10,843-square-foot multi-purpose gymnasium that includes sport courts, seating, and
a stage, (2) relocation of an existing 3,510-square-foot portable modular classroom to a
different location on site, and (3) replacement of the existing approximately 2,500 square
foot lunch shelter with a new 2,217-square-foot lunch shelter. No changes are proposed that
would increase staffing or student enroliment.

The project site is an approximate 450,000-square-foot (10.3 acre) lot located on the south
side of Baker Street between Mendoza Drive and Babb Street. The subject property is zoned
I&R (Institutional and Recreational) and has a General Plan land Use designation of Low
Density Residential. The property is currently developed with a Church and school. Church
facilities include a 9,435-square-foot church, 8,158-square-foot convent, 8,450-square-foot
fellowship hall and a two-story rectory. School facilities include two one-story school
buildings totaling 24,749-square-feet, a 3,510-square-foot modular classroom, and other
accessory structures including a lunch shelter, counselor building, and two additional
storage buildings. The site has a 221-space parking lot and 29 bicycle racks. The properties
to the east and north (across Baker Street) are zoned R1 and developed with single-family
dwellings. The properties to the west (Across Mendoza Drive) and to the south (across the
flood control channel) are zoned R3 and are developed with multiple family residential
buildings.

A bus stop for the OCTA Bus Route 55 (Santa Ana to Newport Beach) and a Class |l
bikeway is located along Baker Street in front of the project site.

BACKGROUND

On August 18, 1958, the City Council approved V-510, a Master Plan to allow a Catholic
Church and school at the subject property. Several amendments have occurred since the
original approval including: (1) on May 4, 1959, Application V-612 was approved to add
a convent; on March 8, 1965, construction of the rectory and parish hall was approved;
on January 9, 1984, the Master Plan was further amended through application ZE-84-04
to allow for a two-story addition to the rectory; and on July 13, 1992, Master Plan
Amendment PA-92-49 was approved to add portable modular classrooms.

ANALYSIS
Gymnasium

The proposed 10,843-square-foot, single-story, 33-foot tall multi-purpose gymnasium, as
shown in Figure 1 below, includes a stage, vestibule, bathrooms, and various office and
storage areas. The new gymnasium is proposed to support the existing school programs
and will be operational during normal school hours and in evening hours for basketball
tournaments. Various school events would also be hosted by the school including plays,
award ceremonies, assemblies, presentations, and dances.
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As previously mentioned, the gymnasium is proposed a maximum height of one-story and
33 feet, and the maximum allowed height in the "Institutional and Recreational” Zoning
District is four stories. The new gym is proposed in the middle of the school’s campus and
complies with required setbacks as shown in Table 1 and Figure 2 Below. In addition, the
gymnasium would be screened from off-site views at the public right of way on Baker
Street by the existing Church and Parish Hall, the convent building and block wall from
the west along Mendoza Drive, a six-foot block wall and partial hedge on the east property
line shared with single-story single-family dwellings, and a large hedge at the rear

Figure 1: Gymnasium Floor Plan
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Table 1: Gymnasium Setbacks
Proposed Required
Front Gym & Modular Classrooms: 311 FT
Setback 20 FT
Lunch Shelter: 410 FT
Side Gym: 224 FT /286 FT
Setbacks
(L/R) Modular Classrooms: (380 FT / 145 FT) 5FT/MOFT
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Lunch Structure: (394 FT /163 FT)
Rear Gym: 344 FT
Setback Modular Classrooms: 399 FT 5FT
Lunch Structure: 225 FT
Height Gym - 33 FT / One Story 4 Stories

Modular Classrooms: 13 FT 8 IN / One
Story

Lunch Structure: 13 FT / One Story

Figure 2: Gymnasium Setbacks
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As shown below in Figure 3, the gymnasium is proposed to be constructed with decorative
color concrete block walls and will include accents with yellow and blue metallic ribbons
on all sides. A raised planter is proposed at the front of the gymnasium facing the parking
lot. A “river” concrete block wall pattern, future artwork, and school moto is proposed on
the rear fagade facing the interior of the campus. Windows and doors are proposed on all
elevations. The building proposes to include an approximate five-foot parapet which will
screen roof mechanical equipment from view.

Figure 3: Proposed Elevation
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Modular Classroom

On July 13, 1992, Master Plan Amendment PA-92-49 approved the addition of portable
modular classrooms to the property. The existing modular classrooms are located in the
same location as the proposed gymnasium. To allow for the construction of the gym, the
modular classrooms is proposed to be moved approximately 100 feet to the west (see
Figure 5 below). As shown in Figure 4 below, the modular structure includes four
classrooms, restroom, storage, and a small kitchenette.
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Figure 4: Modular Classroom Existing & Proposed Floor Plan
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The relocated modular classroom is 13’ 8” inches in height. Although it will be moved
100 feet from its current position, the modular classroom will generally remain near the
middle of the site and be screened from off-site views by existing on-site improvements,
the proposed gymnasium, and the large hedge at the rear of the property. Figure 5 below
shows the existing site plan with the modified locations for the modular classrooms and
the lunch structure. As indicated in Table 1 above, the modular classroom complies with

the CMMC development standards.

Figure 5: Existing Site Plan with Structures to be Moved
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Lunch Shelter

To accommodate the relocated modular classroom, an existing patio cover that is used
as a lunch shelter will be demolished. A new, smaller,13-foot tall, 2,217-square-foot lunch
structure is proposed in the existing open field on the back half of the property. The
proposed lunch structure, shown in Figure 6 below, includes metal posts and beams with
decorative wainscoting at the base of the posts, a solid pitched standing seam metal roof
with open walls and two additional raised planters. As indicated in Table 1 above, the
lunch shelter complies with the CMMC development standards.

Figure 6: Lunch Shelter Elevations
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Fences and Walls

The projectincludes a request for approximately 40 feet of new six-foot wrought iron metal
fencing to the north of the proposed gymnasium, and a new sliding metal gate to the south
of the proposed gymnasium. The fence and gate would secure the campus while still
allowing for emergency access. The fence and gate are located more than 250 feet from
the closest property line and will not adversely impact surrounding properties or the public
right-of-way. The fences are not subject to the City Standards and Specifications for
Walls, Fences, and Landscaping because the proposed fences are proposed outside the
required setbacks.

Offsite Improvements

The project will reconstruct the emergency vehicle access drive approach located on
Mendoza Drive to bring it into compliance with City standards. Currently the existing drive
approach is a trip hazard as it is deteriorating and does not meet the City standards. In
addition, per the City Arborist’s requirement, two street trees will be planted on Mendoza
Drive to fill in gaps in the parkway landscaping.
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Master Plan Amendments

Pursuant to the City of Costa Mesa Municipal Code (CMMC) Section 13-93(g), amendments
to master plans that increase the floor area ratio and increase overall structure coverage
requires a “major amendment” to the master plan. The proposed project would result in an
increase in both structure coverage and FAR. A major amendment to a master plan requires
Zoning Administrator project consideration and approval. In order to approve the project, the
Zoning Administrator must find that the major amendment is consistent with the density,
floor area ratio (FAR), and trip budget standards established by the general plan, as
applicable. The project is not residential so there are no density standards. In addition, and
as described below under the “Findings” section of this report, the Zoning Administrator must
also make required findings to approve a “master plan amendment”.

Floor Area Ratio (FAR):

FAR is established in the General Plan Land Use Element for each land use designation.
However, for the Low Density Residential land use designation, the General Plan does not
require a maximum FAR. Therefore, the project’'s FAR of 0.18, is compliant. For reference,
FAR is established by land use designation and not by zoning designation. Though it is
common, but not required, for I&R zoned properties to be located on properties with a Public
and Institutional land use designation, this is not the case for the subject property. However,
if the Public and Institutional land use designation FAR were to be applied, the project would
still be compliant as that designation allows a maximum FAR of 0.25.

Trip Budget Standards:

The existing master plan did not establish a trip budget for the project. However and as
discussed below, the peak hour trips are not increasing (no increased enrollment or
additional staff), and therefore the addition of the new improvements will not have additional
impacts on the local circulation system.

Parking and Circulation

Pursuant to the CMMC, there is no prescribed parking requirement for private schools;
however, the project site provides 221 surface parking spaces and 29 bicycle racks located
adjacent to the two main school buildings for a total of 222 parking spaces. The CMMC
credits all bicycle racks as one additional park space. While the project site is increasing
floor area, the demand on the site is not proposed to increase because no additional
students or staff are proposed. The new building will allow for new uses including the
occasionally scheduled basketball tournament during the months of January or February,
during the day on Saturdays. Due to the occasional nature of the events and the occurrence
of events after hours when the school and church are not occurring, the existing parking lot
is anticipated to accommodate the temporary events. Parking issues are not expected,
however, a condition of approval requires that a overflow parking plan be provided to the
City for review and approval prior to the occurrence of any events. The current enrollment
is 505 students with 55 faculty/staff and the maximum enrollment allowed by the masterplan
is 542 students and 55 faculty/staff. There was no assigned parking rate established with
the existing master plan, however, the parking lot easily accommodates the 55 staff
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members and others visiting the site during a normal school day. Therefore, the project will
have no additional impact on the parking and circulation system.

There are various bollards that have been installed on the site without City permission which
interfere with required fire lanes. This circumstance has been discussed with the applicant
and they are amenable to remedying the situation. As such, the project is conditioned to
remove or relocate the bollards under the direction of the City of Costa Mesa Fire
Department, Public Services Department (Transportation Division), and Economic and
Development Services Department (Planning Division) prior to issuance of building permits.

Landscaping

The proposed gymnasium is to be constructed in an area that is currently paved. A
landscape planter with biofiltration has been provided at the front of the gymnasium. In
addition, the lunch structure is proposed to be constructed with two small planters with
biofiltration. A final landscape plan will be required to be reviewed and approved prior to the
issuance of building permits. As previously mentioned, two street trees will be planted on
Mendoza Drive under the direction of the Public Works Department.

REVIEW CRITERIA

All planning applications are reviewed pursuant to applicable CMMC Sections 13-29 (e)
1-8 to ensure the proposal is compatible with the surrounding area and is in compliance
with applicable zoning standards and General Plan policies. Additionally, the Zoning
Administrator must make specific findings pursuant to the Zoning Code for the specific
planning applications.

The following are the applicable Review Criteria pursuant to CMMC Zoning Code Section
13-29 (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 project is site is located on a large existing campus. The proposed gymnasium,
relocated modular classrooms, and new lunch structure are located towards the center
of campus and are screened and distanced from the surrounding developments to
avoid neighborhood impact. The project does not propose to increase the enrollment
or staffing levels and will continue to maintain the same harmonious relationship with
the surrounding neighborhood.

(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.



PMSP-23-0001
Page 11 of 17
July 3, 2024

Safety has been considered in the design of the buildings, driveways, parking area,
landscaping, and other site features. The project would comply with all Fire and
Building codes and therefore would not present a threat to the health and safety of the
surrounding neighborhood. In addition, additional fencing and gates are provided to
secure the campus and to allow for emergency access if/when needed.

(3) Compliance with any performance standards as prescribed in the Zoning Code.

The project complies with all Institutional and Recreational development standards,
landscaping standards, and parking standards.

(4) 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 the 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. This vision focuses on protecting and
enhancing Costa Mesa’s diverse residential neighborhoods, accommodating an array of
businesses that both serve local needs and attract regional and international spending,
and continuing to provide cultural, educational, social, and recreational amenities that
contribute to the quality of life in the community. Over the long term, General Plan
implementation will ensure that development decisions and improvements to public and
private infrastructure are consistent with the goals, objectives, and policies contained in
this Plan.

Pursuant to the General Plan, Low-Density Residential areas are intended to
accommodate detached single-family residences. Low-Density Residential areas are
intended to accommodate outdoor living activities (front yards and backyards) in open
space adjacent to dwellings. To avoid land use conflicts, these areas should be located
away from or protected from the more intense nonresidential areas and major travel
corridors. Nonresidential uses that complement and serve the surrounding residential
neighborhood are also appropriate within this designation. These uses typically include
schools, parks, religious institutions, libraries, and other public facilities such as the
proposed project.

The following analysis evaluates proposed project consistency with applicable policies
and objectives of the 2015-2035 General Plan:

1. Objective LU-1A: Establish and maintain a balance of land uses throughout the
community to preserve the residential character of the City at a level no greater
than can be supported by the infrastructure.

Consistency: The project site is surrounded by residential uses on all sides.
As proposed, the modifications to the site are located on the interior of the
campus and will be adequately screened from surrounding residential uses so
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that the residential character of the surrounding developments will not be
impacted by the amendment to the master plan.

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

Consistency: The project would allow for an additional facility to be utilized by
the existing school. Gymnasiums are common for amenities for schools to have
and allow for the school community to host basketball games, performances,
and other gatherings which would contribute to the school and community
identity.

FINDINGS

A. The proposed master plan amendment complies with Title 13, Section 13-29(g)(5),
Master Plan “findings,” based on the following:

a) The master plan meets the broader goals of the general plan, any applicable
specific plan, and the Zoning Code by exhibiting excellence in design, site
planning, integration of uses and structures and protection of the integrity of
neighboring development.

The amended master plan meets the broader goals of the general plan because it
complies with Objectives LU-1A and LU-2A. Additionally nonresidential uses that
complement and serve the surrounding residential neighborhood are appropriate
within the Low-Density Residential land use designation. These uses typically include
schools, parks, religious institutions, libraries, and other public facilities such as the
proposed project. The project complies with Zoning Code because it complies with
all applicable development standards. In addition, the project includes excellence in
design by incorporating high quality materials found on other buildings throughout
the campus. The proposed site plan has been designed to have minimal views of the
project off site. Because of the large site and existing development, the proposed
modifications to the master plan will integrate seamlessly into the existing
development and will not have any impacts on the integrity of existing neighboring
development.

B. The projectis categorically exempt from the provisions of the California Environmental
Quality Act (CEQA) pursuant to CEQA Guidelines Section 15303 (Class 3) New
Construction and Conversion of Small Structures, and Section 15314 (Class 14),
Minor Additions to Schools because the addition is located within the existing school
grounds and will not increase the student capacity. Furthermore, none of the
exceptions that bar the application of a categorical exemption pursuant to CEQA
Guidelines Section 15300.2 applies. The Project would not result in a cumulative
impact; would not have a significant effect on the environment due to unusual
circumstances; would not result in damage to scenic resources; is not located on a
hazardous site or location and would not impact any historic resources.
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C. The project is subject to Chapter XII, Article 3, Transportation System Management,
of Title 13 of the Costa Mesa Municipal Code.

CONDITIONS OF APPROVAL (PMSP-23-0001)

Ping.

1.

The use of the properties as a church and school shall comply with the
approved plans and terms described in this master plan and this staff
report and these conditions of approval.

The applicant shall contact the Planning Division to arrange a 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.

Any change in the operational characteristics of the use or development shall
be subject to Planning Division review and may require an amendment to the
Master Plan, subject to either Director, Zoning Administrator or Planning
Commission approval, depending on the nature of the proposed change.
The conditions of approval PMSP-23-0001 shall be copied on the face of the
site plan as part of the plan check submittal package. Address assignment
shall be requested from the Planning Division prior to submittal of working
drawings for plan check. The approved address of individual units, suites,
buildings, etc., shall be printed on the site plan and on all floor plans in the
working drawings.

Unpermitted bollards interfering with circulation and fire lanes shall be
removed and/or relocated as directed by City Staff prior to issuance of
building permits.

No modification(s) of the approved building elevations including, but not
limited to, change of architectural type, 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. Elevations shall not be modified unless otherwise approved by the
Development Services Director as consistent with the architectural design
and features of the proposed development. 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, or in the requirement to modify the construction to reflect the
approved plans.

The subject property’s ultimate finished grade level may not be filled/raised in
excess of 30 inches above the finished grade of any abutting property. If
additional dirt is needed to provide acceptable on-site storm water flow to a
public street, an alternative means of accommodating that drainage shall be
approved by the City’s Building Official prior to issuance of any grading or
building permits. Such alternatives may include subsurface tie-in to public
storm water facilities, subsurface drainage collection systems and/or sumps
with mechanical pump discharge in-lieu of gravity flow. If mechanical pump
method is determined appropriate, said mechanical pump(s) shall
continuously be maintained in working order. In any case, development of
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subject property shall preserve or improve the existing pattern of drainage on
abutting properties.

8. Trash facilities shall be screened from view, and designed and located
appropriately to minimize potential noise and odor impacts to residential
areas.

9. Prior to issuance of grading permits, developer shall submit for review and

approval a Construction Management Plan. This plan features methods to
minimize disruption to the neighboring residential uses to the fullest extent
that is reasonable and practicable. The plan shall include construction parking
and vehicle access and specifying staging areas and delivery and hauling
truck routes. The plan should mitigate disruption to residents during
construction. The truck route plan shall preclude truck routes through
residential areas and major truck traffic during peak hours. The total truck trips
to the site shall not exceed 200 trucks per day (i.e., 100 truck trips to the site
plus 100 truck trips from the site) unless approved by the Development
Services Director or Transportation Services Manager.

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

11.  The applicant shall defend, indemnify, and hold harmless the City, its elected
and appointed officials, agents, officers and employees from any claim,
action, or proceeding (collectively referred to as "proceeding") brought
against the City, its elected and appointed officials, agents, officers or
employees arising out of (1) City's approval of the project, including but not
limited to any proceeding under the California Environmental Quality Act.
The indemnification shall include, but not be limited to, damages, fees and/or
costs awarded against the City, if any, and cost of suit, attorney's fees, and
other costs, liabilities and expenses incurred in connection with such
proceeding whether incurred by the applicant, the City and/or the parties
initiating or bringing such proceeding. This indemnity provision shall include
the applicant's obligation to indemnify the City for all the City's costs, fees,
and damages that the City incurs in enforcing the indemnification provisions
set forth in this section.

12. The landscaping of this project shall comply with the City’s landscaping
requirements and any applicable guidelines (i.e. Water Efficient Landscape
Guidelines). A landscape plan shall be submitted with the plan check
submittal.

13.  An overflow parking plan shall be reviewed by the Director of Development
Services prior to any special event within the gymnasium.

Bldg 14.  If soil contamination exists, then remediation plans shall be submitted to both
the Building Division and the County of Orange for review, approval and
issuing a permit. Building permit(s) shall not be issued until the soil is certified
as clean and usable by a Soil's Engineer.
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Eng.

15.

16.

17.

18.

19.

20.

21.

22.

Prior to the Building Div. (AQMD) issuing a demolition permit contact South
Coast Air Quality Management District located at: 21865 Copley Dr.
Diamond Bar, CA 91765-4178 Tel: 909- 396-2000 Or Visit their web site
http://www.costamesaca.gov/modules/showdocument.aspx?documentid=2
3381. The Building Div. will not issue a demolition permit until an
Identification number is provided By AQMD

Submit a precise grading plans, an erosion control plan and a hydrology
study. A precise grading plan shall be required if any of the following are met:
1- An excavation which exceed 50 CY on any one site and which is greater
than 2 ft in vertical depth, or which create a cut slope greater than 1 72:1
(excluding foundation area). 2- A fill greater than 1 foot in depth placed on
natural grade with a slope greater than 5:1, which exceeds 50 CY on any
one lot and obstructs a drainage course. 3- A fill greater than 3 ft in depth,
intended to support structures, which exceed 50 CY on any one lot and does
not obstruct a drainage course. Prior to issuing the Building Permit, the
rough grading certificate shall be submitted to the Building Div.

Submit a soils report for this project. Soil's Report recommendations shall be
blueprinted on both the architectural and the precise grading plans.

At the time of development submit for approval an Offsite Plan to the
Engineering Division that shows Parkway Improvements and the limits of
work on the site prepared by a registered Civil Engineer or Architect. Pay
Offsite Plan Check fee per Section 13-231 of the C.C.M.M.C. and an
approved Offsite Plan shall be required prior to Engineering Permits being
issued by the City of Costa Mesa.

Maintain the public Right-of-Way in a "wet-down" condition to prevent
excessive dust and remove any spillage from the public Right-of-Way by
sweeping or sprinkling.

Obtain a permit from the City of Costa Mesa, Engineering Division, at the
time of development and then reconstruct the southerly driveway approach
on Mendoza Drive per City of Costa Mesa Standards as shown on the Offsite
Plan. Location and dimensions are subject to the approval of the
Transportation Services Manager.

In order to comply with the 2003 Drainage Area Management Plan (DAMP),
the proposed Project shall prepare a Water Quality Management Plan
conforming to the Current National Pollution Discharge Elimination System
(NPDES) and the Model WQMP, prepared by a Licensed Civil Engineer or
Environmental Engineer, which shall be submitted to the Department of
Public Works for review and approval.

a) A WQMP (Priority or Non-Priority) shall be maintained and updated
as needed to satisfy the requirements of the adopted NPDES program. The
plan shall ensure that the existing water quality measures for all improved
phases of the project are adhered to.

b) Location of BMPs shall not be within the public right-of-way.

Fulfill City of Costa Mesa Drainage Ordinance No. 06-19 requirements prior
to approval of plans.
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Trans. 23. Provide a trip generation memorandum for the project, which will be based
on standard trip generation values established by the City. Trip generation
memorandum must be prepared by a Professional Engineer licensed in the
State of California.

FD 24. Add Knox switch on gates for emergency response access.

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.

Ping. 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
the 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. All landscaped areas shall be separated from paved vehicular areas by 6”
high continuous Portland Cement Concrete curbing.
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 also 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.
Bldg. 5. Comply with the requirements of the most current adopted building codes at

the time of plan submittal or permit issuance. Current adopted codes are 2022
California Building Code , California Electrical Code, California Mechanical
code, California Plumbing Code, California Green Building Standards Code,
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7.
8.
Fire 9.
Bus. 10.
Lic.

California Energy Code, 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
California Building Code.

Maximum allowable area of new and additions shall be determined in
accordance with the applicable provisions of California Building Code sec.
506.2

Egress plan shall be submitted comply with CBC Chapter 10.

Maximum area of exterior wall openings shall be determined in accordance
with the applicable provisions of California Building Code 705.8

Comply with the requirements of the California Fire Code as adopted by the

Costa Mesa Fire & Rescue Department. Sprinkler plans should be in

accordance with 903.3.1.3 (NFPA 13D).

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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