
CITY OF COSTA MESA 
PUBLICATION  

 
 
NOTICE IS HEREBY GIVEN that the Costa Mesa Zoning Administrator will render a 
decision on November 7, 2024, or soon thereafter, on the following item: 
Application No.: PMCP-24-0009 
Applicant/Agent: Berkeley Capital Advisors/Kaidence Group 
Site Address: 2956 Bristol Street 
Zone: Local Business District (C1) 
Description: Zoning Application PMCP-24-0009 is a request for a Minor Conditional Use 
Permit and Development Review to allow for a new 1,350-square-foot drive-through and 
walk-up Starbucks with hours of operation from 4:00 am to 11:00 pm. Site improvements 
include a new drive through lane, parking lot, trash enclosure, landscaping, and new 
masonry walls and hedge. Please note: a prior notice was sent out with incorrect 
information. The project does not require a Variance and will NOT be heard by the 
Planning Commission on October 28, 2024. 
Environmental Determination: The project is categorically exempt from the provisions of 
the California Environmental Quality Act (CEQA) per CEQA Guidelines Section 15303 
(Class 3), New Construction and Conversion of Small Structures. 
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 staff report and related documents may be viewed on the 
City’s website at https://www.costamesaca.gov/. 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-24-0009) and Development 

Review to develop a walk-up and drive-through Starbucks 
 
SITE LOCATION:  2956 Bristol Street 
 
APPLICANT:  Katie Rounds of Kaidence Group 
 
OWNER:  Berkeley Capital Advisors 
 
PLANNER:   Chris Yeager, Senior Planner 

           714-754-4883 or christopher.yeager@costamesaca.gov 
 
DECISION DATE:  November 7, 2024 
 
 
RECOMMENDATION: 
 
Staff recommends that the Zoning Administrator approve the application based on the 
report, findings of fact, and subject to the conditions of approval.  
 
DECISION: 
 
This Zoning Administrator will make a decision on November 7, 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 paying the appropriate fee. 
 
COMMENTS OR CONCERNS: 
 
If you have any comments or concerns about the proposed project, please communicate 
those thoughts prior to November 7, 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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PLANNING APPLICATION SUMMARY 
 

Location: 2956 Bristol Street Application Number: PVAR-24-0001 
Request:  Minor Conditional Use Permit and Development Review to develop a new drive-through and 

walk-up Starbucks. 
 
SUBJECT PROPERTY: SURROUNDING PROPERTY: 

Zone:  C1 (Local Business District)  North: C1 (Local Business District) developed 
with a fast casual restaurant 

General Plan:  General Commercial   South: C1 (Local Business District) developed 
with an auto parts and repair center 

Lot Dimensions:  Approximately 100 feet wide 
and 152 feet deep 

 East: 
 

PDR-HD (Planned Development 
Residential – High Density) developed 
with a two-story apartment complex 

Lot Area:  15,137 SF  West: C1 (Local Business District) developed 
with retail center known as The Camp. 

Existing 
Development:  

Approximate 2,000-square-foot Del Taco dine-in and drive-through restaurant that operates 
Monday through Friday from 7:00 a.m. to 2:00 a.m. and Saturday and Sunday from 8:00 
a.m. to 12:00 a.m. All existing site improvements would be demolished for the proposed 
project.  

 
DEVELOPMENT STANDARDS COMPARISON 

 
Development Standard Required/Allowed 

C1 Dev. Standard 
Proposed/Provided 

Density/Intensity 
   Floor Area Ratio (FAR) 0.20 (3,027 SF) 0.09 (1,350 SF) 

 
Building Height 2 stories/30’ 1 story/20’-4” 

 
Setbacks: 
  Front 20’ Building: 23’-2” 

Parking: 20’-8” 

  Side (left / right) 0’/15’ 13’-1”/61’-2” 
  Rear 40’-8” 52’-2” 
  Landscape Setback – front  20’ 20’-8” 

 
Parking 
   Standard 5 6 
   Handicap 1 1 

Bicycle NA 1 
   Total 6 spaces 8 spaces 
   
Minimum Drive Through Lane 160’ 245’ 
  
CEQA Status Exempt per CEQA Guidelines Section 15303 (New Construction or Conversion of Small 

Structures) 
Final Action Planning Commission 
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EXECUTIVE SUMMARY 
 
The project proposes the demolition of an existing approximately 2,000 square-foot food 
and beverage serving establishment with drive-thru (Del Taco), and the construction of a 
new 1,350-sqaure-foot walk-up and drive-through Starbucks at 2956 Bristol Street. The 
proposed new building will include an externally accessed public bathroom with the 
remainder of the building’s square footage dedicated to back-of-house activities. Site 
improvements include a 245-foot long, 13-car capacity drive through lane, seven-vehicle 
parking lot, bike rack, reconstructed drive approaches, a trash enclosure, a new masonry 
wall and hedge, and the addition of drought-tolerant landscaping.  
 
Staff supports the project because it is consistent with applicable goals, objectives, and 
policies of the General Plan and complies with applicable provisions of the Zoning 
Ordinance.  
 
The new Starbucks is compatible with the surrounding commercial and residential 
developments, and its architecture and landscaping will reflect design elements found 
nearby. Therefore, staff recommends that the Zoning Administrator find the project exempt 
from the California Environmental Quality Act (CEQA) and approve the Minor Conditional 
Use Permit and Development Review based on findings of fact and subject to conditions of 
approval contained in the staff report. 
 
SETTING 
 
The project site is a 15,137 square foot parcel located within the SoBECA Urban Plan area. 
However, the project is not proposing a residential or live/work development and, therefore, 
is not subject to the residential overlay standards of the Urban Plan. 
 
As shown in Exhibit 1, below, the project site is situated on the east side of Bristol Street 
between Randolph Avenue and Baker Street. Site access is provided from two driveways 
with direct access from Bristol Street. Bristol Street is a major arterial having a generally 
north-south alignment that serves the northeast portion of the City. The Orange County 
Transportation Authority (OCTA) operates the 55 and 57 bus routes approximately 0.2 miles 
walking distance from the project site at the intersection of Bristol Street and Baker Street. 
The 55 bus operates north-south through Costa Mesa with terminuses in Santa Ana and the 
Newport Transportation Center. The 57 bus also operates generally north-south through 
Costa Mesa with terminuses at the Newport Transportation Center and the Brea Mall.  
 
The project site is surrounded by commercial uses to the north, west (The Camp located 
across Bristol Street), and south (auto parts and repair center and The Lab). The City 
Council approved PA-87-43 in 1987 which authorized the General Plan Amendment and 
Rezone to permit the construction of the South Point Apartments to the rear (east) of the 
project site.  
 
The subject property is relatively flat; however, there is a grade differential between adjacent 
properties that range from a few inches to approximately five feet for the properties to the 
north and south of the subject property, and as much as 10 feet between it and the 
apartment complex to the east.  
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Exhibit 1, Site Location 

 
 
The site is designated General Commercial by the City’s Land Use Element of the General 
Plan and is zoned C1 (Local Business District). The General Commercial designation is 
intended to permit a wide range of commercial uses that serve both local and regional 
needs. The C1 zoning designation is intended to meet the local business needs of the 
community by providing a wide range of goods and services in a variety of locations 
throughout the city.  
 
BACKGROUND 
 
In 1974, the property was rezoned (case no. R-74-13) from residential and industrial 
designation to C1, Local Business. Subsequently, in 1975, ZE-75-43 authorized the 
construction of Charlie’s Restaurant, a fast-food restaurant on the site. Historical imagery 
indicates that prior to the restaurant being constructed in 1976, the property was 
undeveloped and used for agricultural purposes. In 1982, the site was occupied by 
Naugles Restaurant until 1991 when Del Taco occupied the site. Del Taco has operated 
at this location for 34 years and will not be continuing their lease. However, the property 
owner has allowed Del Taco to continue to operate month-to-month until a new tenant is 
established. Del Taco operates Monday through Friday from 7:00 a.m. to 2:00 a.m., and 
Saturday and Sunday from 8:00 a.m. to 12:00 a.m. 
 
REQUEST 
 
Starbucks is requesting approval to construct a new compact store model with pedestrian 
walk-up and drive-through service, without an interior café. Given that this modestly sized 
property has accommodated a drive-through restaurant in the past, and can accommodate 
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Starbucks’ smaller format store footprint, the site was identified by the Starbucks 
Corporation as a desirable location. Its location along Bristol Street, proximity to Baker Street 
and the 405 freeway, as well as “The Lab” and “The Camp” add to the site’s commercial 
desirability.  
 
The proposed new walk-up and drive-through Starbucks location will be 1,350-square feet 
with no internal spaces dedicated to customers except for an approximately 54-square-foot 
public bathroom that is accessed from the building exterior. Additional site improvements 
include a 245-foot-long drive-through lane that can accommodate 13 vehicles, seven 
parking spaces including one accessible space, new bike racks, a new trash enclosure, new 
landscaping, new utility connections, and a new 4’ – 2” screen wall and hedge parallel to the 
rear property line.  
 
Pursuant to CMMC Section 13-47, drive-through operations require a Minor Conditional Use 
Permit (MCUP) to operate in the C1 zone, and new construction in the C-1 Zone requires 
approval of a Development Review. Pursuant to CMMC Section 13-49(g), business shall 
not operate between 11:00 p.m. and 6:00 a.m. unless specifically authorized by the MCUP. 
Starbucks requests to operate Sunday through Saturday from 4:00 a.m. to 11:00 p.m. and 
therefore an MCUP is required to operate before 6:00 a.m. In addition, pursuant to CMMC 
Section 13-49(f), the rear property line shared with a residentially zoned property shall be 
improved with six-foot tall solid masonry wall unless authorized by an MCUP. Starbucks 
requests an MCUP for an alternative design. 
 
MCUPs are subject to Zoning Administrator consideration. The Development Review has 
been included in the application because it is related to the MCUP. The Zoning 
Administrators action may be appealed by the applicant or a member of the public or called-
up for review by a member of the City Council within seven (7) days of a final decision 
pursuant to Costa Mesa Municipal Code Section 13-29(j).  
 
STANDARD OF REVIEW 
 
Minor Conditional Use Permit 
Pursuant to Section 13-29(g)(2)(a-c) of the City’s Zoning Ordinance, the following findings 
must be made in the affirmative in order to approve MCUP applications: 
 

• 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. 
 

• Granting the conditional use permit or minor conditional use permit will not be 
materially detrimental to the health, safety and general welfare of the public or 
otherwise injurious to property or improvements within the immediate neighborhood. 
 

• 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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Development Review and Review Criteria 
Development Review applications do not have specific findings required by the CMMC. 
However, the CMMC requires that the project be consistent with the Planning Application 
Review Criteria, including reviewing the project for neighborhood compatibility, safety and 
compatibility of design, compliance with performance standards, consistency with the 
general plan and applicable specific plans, and that the application is for a project specific 
case.  
 
A comparison and analysis of the project applicable Minor Conditional Use Permit findings, 
and project compliance with the City’s required Review Criteria is provided further below in 
this report under the Analysis Section. 
 
ANALYSIS: 
 
Site Plan 
As shown in Exhibit 2, below, the building is proposed be constructed generally on the 
northern half of the property with parking located on the southern portion of the lot. The 
proposed drive-through lane begins 25 feet beyond the back of sidewalk and wraps around 
the parking lot and building before exiting in a dedicated one-way lane to Bristol Street. A 
covered 10-foot tall trash enclosure is proposed to be located between the new building and 
the drive-thru lane, and will be constructed with CMU walls and painted aluminum doors. 
Landscaping will be provided adjacent and behind the enclosure to improve site aesthetics. 
An existing Metropolitan Water District easement is located at the rear 15 feet of the parcel. 
The easement includes a 36-inch pressurized water main. As indicated above in the 
Development Standards Table, all proposed structures meet the minimum setback 
requirements of the zone.  
 
Exhibit 2, Site Plan 
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Drive Through Operations 
Pursuant to CMMC Table 13-47(a), food and beverage establishments with drive-through 
operations require an MCUP to operate. Pursuant to CMMC Section 13-50, establishments 
with drive-through operations shall comply with the following development standards, unless 
the standards are modified through the issuance of a minor conditional use permit. 

a) Drive-through lanes shall not obstruct the circulation routes necessary for ingress or 
egress from the property, parking areas (including back-out of parking spaces), and 
pedestrian walkways. 

b) Each drive-through lane shall be striped, marked or otherwise distinctly delineated, 
and shall be a minimum of 11 feet wide. 

c) On-site entrances to drive-through lanes shall be set back a minimum of 25 feet from 
drive approaches from public or private streets or alleys. 

d) Each drive-through lane shall be a minimum of 160 feet in length, unless modified by 
the zoning administrator. The length of the drive-through lane shall be measured from 
its entrance point to the pick-up window. 

e) Vehicle stacking areas of drive-through lanes shall be a minimum distance of 10 feet 
from outdoor seating and play areas. 

f) Application for a minor conditional use permit shall include an operation statement 
indicating the physical improvements and operational measures proposed to 
minimize idling vehicle emissions. 

g) Establishments within 200 feet of residentially zoned property shall also be subject 
to the development standards contained in section 13-49, Development standards 
for establishments within 200 feet of residentially-zoned property. 

 
As designed, the project complies with all standards for drive-through establishments 
including that the drive through lane will not obstruct circulation on the site, is marked and is 
a minimum of 11 feet wide, is set back 25 feet from the drive approach, and is more than 10 
feet from pedestrian areas. The drive-through lane is 245 feet long and will accommodate 
13 vehicles. The drive-through lane is 85 feet longer than the City’s minimum requirement 
and is designed to comply with the Trip Generation and Queue Assessment Study’s 
(Attachment 6) finding that 13 vehicles need to be accommodated in the on-site drive-
through lane. The project submitted an Air Quality and Green House Gas Technical 
Memorandum (attachment 8) which indicated that the project would be less than significant 
regarding operational vehicle emissions. 
 
Residential Proximity 
CMMC Section 13-49 provides the following specific regulations for the operation of 
establishments located within 200 feet of residentially zoned properties:  
 

a) All exterior lighting shall be shielded and/or directed away from residential areas. 
b) Outdoor public communication systems shall not be audible in adjacent residential 

areas; 
c) Trash facilities shall be screened from view and designed and located appropriately 

to minimize potential noise and odor impacts to adjacent residential areas; 
d) Outdoor seating areas shall be oriented away or sufficiently buffered from adjacent 

residential areas; 
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e) For new construction, a landscaped planter area, a minimum of five feet in width, 
shall be provided as an additional buffer to adjacent residential areas; 

f) For new construction, all interior property lines abutting residentially-zoned property 
shall have a minimum six-foot high masonry wall, as measured from the highest 
grade. An eight-foot high masonry wall may be required, based on the 
establishment's operational characteristics, in order to provide additional protection 
to adjacent residential uses.  

g) Hours of operation for customer service shall not occur any time between 11:00 p.m. 
and 6:00 a.m.; and 

h) Truck deliveries shall not occur anytime between 8:00 p.m. and 7:00 a.m. 
 
The project requires approval of an MCUP for proposed operating hours between 4:00 a.m. 
and 6:00 a.m., and to provide an alternative wall than the required 6-foot masonry wall on 
the rear property line. Otherwise, the project complies with the other standards including 
that the project lighting will be shielded away from residential areas, outdoor 
communications will not be audible in adjacent residential areas, the proposed trash 
enclosure will screen trash facilities from all areas on and off site, there is no proposed 
outdoor seating area, a 15 foot landscape barrier is provided between the use and the 
residential property, and truck deliveries will not occur between 8:00 p.m. and 7:00 a.m. 
 
Hours of Operation 
CMMC Section 13-49(g) provides that the business shall not operate between 11:00 p.m. 
and 6:00 a.m. unless specifically authorized by the minor conditional use permit. Starbucks 
requests to be open Sunday through Saturday from 4:00 a.m. - 11:00 p.m. compared to Del 
Taco, which currently operates from 7:00 a.m. to 2:00 a.m. Monday through Friday and 
Saturday and Sunday from 8:00 a.m. to 12:00 a.m.  
 
The drive through is proposed to be equipped with an automatic volume control that 
measure the ambient noise level and automatically adjusts to the outbound level so that is 
never more than 15 dB above the existing ambient noise level. The attached Noise and 
Vibration Memorandum indicates that the noise impact of the proposed use would be less 
than significant.  
 
Staff believes that the early hours of operation will not adversely impact the neighboring 
residence because in addition to the design elements intended to insulate residential uses 
from the use, a variety of conditions will ensure that the use would operate without 
adversely affecting surrounding properties. These include that the order board’s speaker 
will not be audible at common open space or private outdoor areas of the residential 
property, that the order board display be dimmed to reduce glare at night, and that should 
queuing extend into the public right-of-way or if on-site parking problems arise, Starbucks 
will implement immediate corrective action.  
 
Rear Wall 
Pursuant to CMMC Section 13-49(f), the rear property line shared with a residentially zoned 
property shall be improved with six-foot tall solid masonry wall unless otherwise authorized 
by an MCUP. The code requirement is intended to insulate more sensitive residential uses 
through the use of on-site design features. Because of a conflict with an existing 15-foot 
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wide Metropolitan Water District easement that bisects the property at the common property 
line located adjacent to the residential apartment property, the project includes a request to 
deviate from this requirement. Because of the nature of pressurized water main that passes 
through this easement, no structures (including masonry walls) and landscaping (except 
ground cover) are allowed within the easement.  
 
In addition, as shown in the Exhibit 3, below, an approximate 10-foot tall offset retaining wall 
system is constructed along the rear property line and separates the subject property from 
the adjacent apartment complex. The applicant investigated if a six-foot tall wall could be 
added on top of the existing upper-tier retaining wall; however, an engineering analysis 
determined that adding any additional wall atop the existing five-foot tall retaining wall would 
be structurally unsound. 
 
Exhibit 3, Section Cut of Vehicle Light Beam  

 

 
 
To meet the intent of Costa Mesa Municipal Code Section 13-49(f), the project proposes a 
4’ – 2” high masonry wall to be constructed and dense hedge planted along the westerly 
edge of the easement. For aesthetic reasons, the wall and hedge alternate every 12 feet 
and will both be effective at blocking and diffusing direct glare from car headlights to the 
adjacent apartment units. Although a six-foot tall wall could be constructed at this location, 
staff believes that it would result in a “deadspace” behind the wall that would not be visible 
from the street or subject site and therefore would create a potential safety and security 
issue. 
 
As shown below in the Exhibit 3 above, the proposed barrier wall and hedge prevents a 
standard full size truck headlight from impacting the adjacent residential structures.  
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As proposed, Starbucks will have small and medium delivery trucks to re-stock fresh food 
and drink inventory daily. No trucks will be stored on-site and will utilize open parking stalls 
for deliveries. In accordance with the CMMC, truck deliveries will not occur overnight 
between 8:00 p. m. and 7:00 a.m.  
 
Development Review Application 
CMMC Section 13-28(e) requires approval of a Development Review for all newly 
constructed buildings within the C1 zone.The proposed development is designed to be 
compatible and harmonious with surrounding properties in that the building design and 
landscaping are consistent with the SoBECA Urban Plan and align with neighboring 
businesses. The proposed architecture will complement the surrounding neighborhood 
through the use of similar building materials and colors.  
 
Safety and accessibility have been key considerations in the project’s design. The building 
will comply with all building and fire codes, maintain clear visibility at drive aisles, and ensure 
safe pedestrian and bicycle circulation with dedicated on-site circulation. Adequate lighting 
will be provided in pedestrian areas, and the site will meet ADA accessibility standards from 
the public right of way. The low wall at the rear of the property will allow for visibility into the 
easement area to ensure that there are no security or safety issues while also providing 
adequate insulation to the neighboring residential use. Conditions have been added to 
require that utilities be screened. The proposed development complies with applicable 
zoning and general plan provisions and is a project specific case.  
 
Circulation and Parking 
The project site currently has two driveways on Bristol Street. Because of a raised median 
in Bristol Street, the southern driveway allows right-in ingress and right-out egress and the 
northern driveway, shared with TK Burger, is a two-lane, one-way, right-out, egress only, 
driveway. The subject project will reconstruct the drive approach intersecting with northern 
property line and will join the existing drive approach in front of TK Burger. The southern 
drive approach will be reconstructed in its entirety.  
 
The proposed project will retain this circulation pattern though the northern egress drive will 
be narrowed to one lane in the proposed condition. Upon entering the project site through 
the southern driveway, customers will have the option to enter the drive-through lane by 
veering to the right or to park in one of the seven provided parking spaces adjacent to the 
building. Customers that choose to park will exit the site through the southern driveway. 
Those who enter the drive-through lane will exit through the northern driveway after picking 
up their order at the drive-through window.  
 
As proposed, pedestrians and bicyclist can access the walk-up window without crossing 
active on-site drive aisles or parking areas with the inclusion of a new accessible path from 
the public sidewalk.  
 
The project provides seven vehicle parking spaces which exceeds the requirements of 
CMMC Section 13-89 which requires six parking spaces for food establishments having less 
than 300 square feet of public area. In addition, two bicycle racks will be provided resulting 
in a credit that brings the project’s total parking count to eight spaces. 
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Floor Plan 
As shown in Exhibit 4 below, the 1,350-square-foot building features a service prep area 
with drive-through and walk-up windows, work room, staff lounge, managers office, 
employee bathroom, and a public bathroom that directly accesses the parking lot.  
 
Exhibit 4, Floor Plan 

 
 
Floor Area Ratio (FAR)  
The proposed food establishment is considered a high traffic generating use because the 
project will generate more than 75 daily trip ends per 1,000 square feet of gross floor area. 
Pursuant to the Trip Generation Study and Queuing Assessment (Attachment 6), the project 
would generate up to 592 daily trip ends per 1,000 square feet. Pursuant to the General 
Plan and the Costa Mesa Municipal Code, high traffic general commercial uses are limited 
to an FAR of 0.20. The project proposes a 1,350-square-foot building on a property that is 
15,137 square feet. This equates to a FAR of 0.09, which complies with the code 
requirement.  
 
Elevations/Architecture 
The maximum height of the proposed building is one story/20 feet 4 inches at the top of the 
proposed parapet which is less than the maximum two-story/30 feet height permitted in the 
zone. As shown in Exhibit 5, the design incorporates contemporary elements with clean 
lines and a mix of natural and modern materials. The front facade features large aluminum 
windows and exterior cladding materials include stucco and composite wood panels. The 
roof features a parapet, and a metal canopy extends from the structure to provide shade. 
The parapet will screen all roof mounted equipment from view on or off the subject property. 
The finishes use muted earth tones which blend the building into a natural environment 
complemented by the new landscaping. The building features variation and visual interest 
by including multiple building materials and by providing an aluminum shade structure 
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wrapping the building. The building shares similar design features present on other 
surrounding businesses including the use of wood siding and natural tones.  
 
Exhibit 5, Elevations 

 
 
The north elevation, facing towards the intersection of Baker Street and Bristol Street, will 
have a mural. The artwork design and artist have not been selected by Starbucks, however, 
once the design is finalized, the mural will be reviewed by the Arts Commission prior to its 
installation.  
 
Landscaping 
Costa Mesa Municipal Code Section 13-105 requires that all setbacks abutting a public 
right-of-way be landscaped (except where walkways and driveways occur) and that 25 
square feet of landscaping be provided for each parking space provided. Therefore, the 
project requires 1,269 square feet of landscaping. As shown in Exhibit 6 below, the project 
complies with the code’s landscaping requirements.  
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Exhibit 6, Landscaping Table 

 Required Landscaping Proposed 

Total Landscaping 1,269 SF 4,652 SF 

Trees 7 trees 11 trees 

Shrubs 186 shrubs 453 shrubs 

Ground Cover 70% of area shall be underplanted 
with groundcover 

70% 

 

The project includes predominantly California native and drought tolerant landscaping as 
prescribed in the SoBECA Urban Plan including Desert Willow, Strawberry Tree, Palo 
Verde, Manzanita, amongst other species. The landscaping will seamlessly blend into the 
surrounding neighborhood and streetscape which has been developed with a similar 
landscape and is most prominent nearby at The Camp and The Lab. 

As shown in Exhibit 7 below, at the rear of the property where the 15-foot Water District 
easement occurs, the landscape palette changes slightly to comply with easement 
restrictions. Since the easement prohibits deep rooted shrubs and trees (in addition to 
structures), landscaping here will consist of non-irrigated native hydroseed groundcover 
consisting of native wildflowers (shown in yellow). Shown as a green line, the 12-foot 
sections of 4-foot 2-inch walls adjacent to the drive through lane will be interspaced with 
a dense evergreen coffee berry hedge which will soften the appearance of the walls and 
would provide more visual interest than a wall stretching across the entire property. In 
addition, near the rear property line, shown as a pink line, an additional small hedge of 
Coffee Berry and Manzanita is proposed to discourage people away from the adjacent 10 
foot drop.  

As shown in Exhibit 8 below, existing mature trees are located behind the existing 
retaining wall on the neighboring residential property. These trees, which are owned and 
maintained by the adjacent apartment complex, are an additional buffer and enhance 
resident privacy.  
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Exhibit 7, Landscape Plan 

 

Exhibit 8, Existing Rear Property Line 
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Utilities 
Pursuant to Costa Mesa Municipal Code Section 13-71, all utilities must be installed 
underground on the building site in accordance with the serving utilities' rules and 
regulations. The project’s Bristol Street frontage includes overhead utility poles. As a 
condition of the project, the utilities will be undergrounded from the existing utility pole at 
the Southwest corner of the site in the public right of way to the existing utility pole midway 
through the TK burger site.  
 
In addition, and as required by the Costa Mesa Municipal Code, all utility equipment 
including transformers and backflow preventers, or other related equipment must be 
installed outside of the front landscape setback and must be screened from view from 
any location off the site. All utility meters will be screened from view from the public right-
of-way and neighboring properties. A condition of approval is required that prior to building 
permit approval, a comprehensive utilities plan be submitted for staff approval that shows 
how the project’s utility design will fully comply. Prior to construction, the comprehensive 
utility plan will be reviewed by both the City’s Building Division and Public Works 
Department, and with the applicable utility agencies.  
 
GENERAL PLAN CONFORMANCE 
 
The General Commercial land use designation is intended to permit a wide range of 
commercial uses that serve both local and regional needs. These areas should have 
exposure and access to major transportation routes since significant traffic can be 
generated. General Commercial areas should be insulated from the most sensitive land 
uses either through buffers of less-sensitive uses or on-site design features. The proposed 
development is consistent with the General Commercial Land Use Designation in that the 
use is located along a major arterial and sensitivity of the adjacent residential use has been 
considered and addressed.  
 
The following analysis further evaluates the proposed project’s consistency with applicable 
policies and objectives of the 2015-2035 General Plan. 
 
1. Policy LU-1.2: Balance economic gains from new development while preserving the 

character and densities of residential neighborhoods. 
 

Consistency: The project includes the development of a new walk-up and drive-
through Starbucks on a site with an existing drive through. The existing 
development does not comply with the current development standards related to 
perimeter walls between commercial and residential properties. The new 
development provides insulation to the established residential development by 
constructing a 4-foot 2-inch wall and hedge along the drive through lane to reduce 
glare and noise to the residential properties behind. In addition, the public 
communications systems will use technology to reduce the volume based on the 
ambient noise. As conditioned, the public communications system will not be 
audible at the residential areas. Therefore, the character of the residential 
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neighborhood will not be impacted by the new development. The project will have 
no impact on the densities of surrounding residential neighborhoods.  

 
2. Policy LU-2.11: Ensure adequate noise attenuation in urban design, such as walls 

for sound attenuation, development of landscaped greenbelts, provision of landscape 
berms, etc. 
 

Consistency: The project includes multiple noise attenuation techniques including 
order board technology which reduces the volume of ordering kiosk based on the 
surrounding ambient noise level. In addition, four-foot walls and landscaping are 
provided near the rear property line adjacent to the residential uses to reduce noise 
and glare impacts.  

3. Policy LU-3.8: Ensure that new development reflects existing design standards, 
qualities, and features that are in context with nearby development and surrounding 
residential neighborhoods. 
 

Consistency: The new development has been designed in context with nearby 
development and surrounding residential neighborhoods. The residential property 
to the rear of the subject site has been insulated from the proposed development 
and use. New walls have been provided to reduce noise and glare. In addition, 
design elements from surrounding developments have been incorporated into the 
proposed design including wood siding and natural color tones. New landscaping 
will improve the visual aesthetic of the property. Landscaping proposed is 
consistent with the SoBECA urban plan and will seamlessly match the surrounding 
neighborhood.  

REVIEW CRITERIA – CMMC Section 13-29(e) 

The following are the applicable Review Criteria pursuant to CMMC Zoning Code Section 
13-29 (e):  
 

a. 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 development is compatible and harmonious with development and 
uses on surrounding properties because the proposed walk-up and drive-through 
Starbucks includes a new wall and landscaping at the rear of the property to reduce 
noise and glare from headlights. In addition, the public communications system 
incorporates technology that automatically reduced the volume of the ordering 
kiosk based on the ambient noise level. The project includes design elements that 
are similar to surrounding businesses and the landscaping matches the 
surrounding landscaping as prescribed in the SoBECA Urban Plan. Therefore, the 
project will be compatible and harmonious with surrounding uses and 
developments.  
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b. 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. 

Safety and compatibility of the design of buildings, parking area, landscaping, 
lighting, and other site features have been incorporated into the design of the 
proposed project in that all portions of the building will comply with all building and 
fire codes. Visibility triangles will be maintained at all drive aisles, pedestrians and 
bicycles can circulate the site without mixing with vehicles, and lighting will be 
added in pedestrian areas to ensure adequate visibly. Additionally, the property 
will meet ADA accessibility requirements from the public right of way.  

c. Compliance with any performance standards as prescribed elsewhere in this 
Zoning Code. 

The Zoning performance standards for drive through restaurants and restaurants 
within 200 feet of a residential zone have been met with the exception of the 
limitation on customer hours. As conditioned, the project has been insulated from 
the neighboring residential development because the project incorporates design 
elements to reduce the public communications system and walls and hedges will 
be installed to reduce glare and noise on the neighboring residential use.  

d. Consistency with the general plan and any applicable specific plan. 

The property has a General Plan designation of General Commercial. Under the 
General Plan designation, the proposed use is permitted. The proposed project 
complies with the maximum FAR allowed on the site. The proposed project 
conforms to the City’s General Plan including Policy LU-1.2, Policy LU-2.11, and 
Policy LU-3.8. The project site is in the SoBECA Urban Plan Area but is not 
proposing a project that is subject its regulations. The project incorporates 
landscaping as prescribed by the Urban Plan.  

e. The planning application is for a project-specific case and is not to be construed to 
be setting a precedent for future development. 

The planning application is for the project specific case for a new walk-up and 
drive-through café at 2956 Bristol Street. The application is not to be construed to 
be setting precedent for future development because each application is reviewed 
on its own merits.  

FINDINGS 
  
A.  Pursuant to Title 13, Section 13-29(g)(2), Findings, of the CMMC, in order to approve 

the drive-through Starbucks, the hours of operation from 4:00 a.m. to 6:00 a.m., and 
to allow for the alternative design of the rear wall, the Zoning Administrator must find 
that the evidence presented in the administrative record meets the following 
applicable required Minor Conditional Use Permit Findings:  



PMCP-24-0009 
Page 18 of 12 
November 7, 2024 
 

a. 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. 

The proposed development and use are compatible with the developments in 
the same general area in that the project would replace an existing drive 
through restaurant. Overall, the operations comply with the performance 
standards as established in CMMC Section 13-459 and 13-50. The hours of 
operation from 4:00 a.m. to 6:00 a.m. are consistent with other businesses in 
the immediate vicinity and specific design features have been included to 
reduce any impacts to the neighboring residence including a 4 foot 2 inch wall 
and hedge, and a menu board that automatically adjusts its volume and 
brightness based on the current conditions. Truck deliveries will only occur 
during the hours of 7:00 a.m.-8:00 p.m. with small delivery vehicles. 
 

b. Granting the conditional use permit or minor conditional use permit will not be 
materially detrimental to the health, safety and general welfare of the public or 
otherwise injurious to property or improvements within the immediate 
neighborhood. 
 
The proposed drive through will comply with building and fire codes. Visibility 
triangles will be maintained at all driveways and separate circulation has been 
provided for pedestrians via the entry ramp at the front of the property. Drive 
approaches will be reconstructed to current standard which will reduce any 
potential trip hazards at the sidewalk. The low wall and hedge has been 
designed to ensure adequate visibility in the easement area.  

 
c. 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. 

 
The drive through will not allow a use, density, or intensity which is not in 
accordance with the general plan because the use is permitted with a minor 
conditional use permit. The use and development are compliant with FAR 
regulations as established by the General 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 the project has been found to be categorically exempt from the provisions of the 
California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 
15303 (Class 3), New Construction or Conversion of Small Structures. Class 3 
applies to projects consisting of a restaurant or similar structure not involving the use 
of significant amounts of hazardous substances, not exceeding 2,500 square feet of 
floor area, on a site zoned for the use which all necessary public services and 
facilities are available and the surrounding area is not environmentally sensitive. 
Since the project is requesting to construct a new 1,350-square-foot drive through 
restaurant with design features such as a 4-foot 2-inch block wall and hedge and 
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automatically changing volume order board, the project will not impact any sensitive 
uses. In addition, the site has existing utility connections and is serviced by all public 
services. Therefore, the proposed development project meets all criteria for a Class 
3 Categorical Exemption pursuant to CEQA Guidelines Section 15303. 

  
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 (PMCP-24-0009): 
 
Plng. 1.  The use shall be limited to the type of operation described in the staff 

report and applicant’s letters, subject to conditions.  Any change in the 
operational characteristics including, but not limited to, any activities that 
are not related to the walk-up and drive-through café use, shall be subject 
to Planning Division review and may require an amendment to the minor 
conditional use permit, subject to either Zoning Administrator or Planning 
Commission approval, depending on the nature of the proposed 
change.  The applicant is reminded that Code allows the Planning 
Commission to modify or revoke any planning application based on 
findings related to public nuisance and/or noncompliance with conditions 
of approval [Title 13, Section 13-29(o)]. 

 2.  The applicant shall defend, with attorneys of City’s choosing, indemnify, 
and hold harmless the City, its elected and appointed officials, agents, 
officers and employees from any claim, legal action, or proceeding 
(collectively referred to as "proceeding") brought against the City, its 
elected and appointed officials, agents, officers or employees arising out 
of 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 

 3.  If any section, division, sentence, clause, phrase or portion of this 
resolution is for any reason held to be invalid or unconstitutional by a 
decision of any court of competent jurisdiction, such decision shall not 
affect the validity of the remaining provisions.   

 4.  Approval of the planning/zoning application is valid for two (2) 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 a valid building permit has been maintained by 
making satisfactory progress as determined by the Building Official;  

2) a certificate of occupancy has been issued; or  
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3) the use has been established and a business license has been 
issued.  

A time extension can be requested no less than thirty (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. 

 5.  A copy of the conditions of approval for the conditional use permit must 
be kept on premises and presented to any authorized City official upon 
request.  New business/property owners shall be notified of conditions 
of approval upon transfer of business or ownership of land. 

 6.  The project is subject to compliance with all applicable Federal, State, 
and    local laws.  A copy of the applicable Costa Mesa Municipal Code 
requirements has been forwarded to the Applicant and, where 
applicable, the Authorized Agent, for reference. 

 7.  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.  

 8.  Street addresses shall be visible from the public street and may be 
displayed either on the front door, on the fascia adjacent to the main 
entrance, or on another prominent location. Numerals shall be a 
minimum six (6) inches in height with not less than one-half-inch stroke 
and shall contrast sharply with the background. 

 9.  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. 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 a 
variance, or in the requirement to modify the construction to reflect the 
approved plans. 

 10.  The project shall be limited to the type of building as described in this 
staff report and in the attached plans. Any change in the use, size, or 
design shall require review by the Planning Division and may require an 
amendment to the Minor Conditional Use Permit. 

 11.  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. The minor conditional use permit 
may be referred to the Zoning Administrator or 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 it, in the opinion of the development 
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services director or his designee, any of the findings upon which the 
approval was based are no longer applicable. 

 12.  Demolition permits for existing structures shall be obtained and all work 
and inspections completed prior to final building inspections.  Applicant 
is notified that written notice to the Air Quality Management District may 
be required ten (10) days prior to demolition.  

 13.  All construction contractors shall comply with South Coast Air Quality 
Management District (SCAQMD) regulations, including Rule 403, 
Fugitive Dust.  All grading (regardless of acreage) shall apply best 
available control measures for fugitive dust in accordance with Rule 403.  
To ensure that the project is in full compliance with applicable SCAQMD 
dust regulations and that there is no nuisance impact off the site, the 
contractor would implement each of the following: 

• Moisten soil not more than 15 minutes prior to moving soil or 
conduct whatever watering is necessary to prevent visible dust 
emissions from exceeding 100 feet in any direction. 

• Apply chemical stabilizers to disturbed surface areas (completed 
grading areas) within five days of completing grading or apply 
dust suppressants or vegetation sufficient to maintain a stabilized 
surface. 

• Water excavated soil piles hourly or covered with temporary 
coverings. 

• Water exposed surfaces at least twice a day under calm 
conditions.  Water as often as needed on windy days when winds 
are less than 25 miles per day or during very dry weather in order 
to maintain a surface crust and prevent the release of visible 
emissions from the construction site. 

• Wash mud-covered tired and under-carriages of trucks leaving 
construction sites. 

• Provide for street sweeping, as needed, on adjacent roadways to 
remove dirt dropped by construction vehicles or mud, which 
would otherwise be carried off by trucks departing project sites. 

• Securely cover loads with a tight fitting tarp on any truck leaving 
the construction sites to dispose of debris. 

• Cease grading during period when winds exceed 25 miles per 
hour. 

 14.  Prior to issuance of grading permits, developer shall identify to the 
Development Services Director a construction relations officer to act as 
a community liaison concerning on-site activity, including resolution of 
issues related to dust generation from grading/paving activities. 

 15.  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 uses to the fullest 
extent that is reasonable and practicable.  The plan shall include 
construction parking and vehicle access and specifying staging areas 
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and delivery and hauling truck routes. The plan should mitigate 
disruption 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. 

 16.  The conditions of approval and ordinance or code provisions of planning 
application PMCP-24-0009 shall be blueprinted on the face of the site 
plan as part of the plan check submittal package. 

 17.  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 approved by Planning Division prior to 
issuance of building permits. 

 18.  If parking problems arise, the operator shall institute measures to 
minimize or eliminate operational impacts, including, but not limited to, 
modifying the hours of operation, or providing shuttling for employees. 

 19.  No exterior roof access ladders, roof drain scuppers, or roof drain 
downspouts are permitted.  This condition relates to visually prominent 
features of scuppers or downspouts that not only detract from the 
architecture but may be spilling water from overhead without an 
integrated gutter system which would typically channel the rainwater 
from the scupper/downspout to the ground.  An integrated 
downspout/gutter system which is painted to match the building would 
comply with the condition.  This condition shall be completed under the 
direction of the Planning Division. 

 20.  Prior to the issuance of Building Permits, the Applicant shall submit a 
Lighting Plan and Photometric Study for the approval of the City’s 
Development Services Department. The plan should include reference 
to the illuminated order board. The Lighting Plan shall demonstrate 
compliance with the following:  

a) Lighting design and layout shall limit spill light to no more than 
0.5 foot candle at the property line of the surrounding neighbors, 
consistent with the level of lighting that is deemed necessary for 
safety and security purposes on site.  

b) Glare shields may be required for select light standards oriented 
toward the residential property to the east. 

 21.  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 appropriate security and operational 
measures are necessary to comply with this requirement. 

 22.  All on-site utility services shall be installed underground. 
 23.  Any graffiti painted or marked upon the premises shall be removed or 

painted over within 24 hours of being applied. 
 24.  On-site lighting shall be provided in all parking areas, vehicular access 

ways, and along walkways. The lighting shall be directed onto driveways 
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and walkways within the project and away from dwelling units and 
adjacent properties to minimize light and glare impacts and shall be of a 
type approved by the Development Services Director. 

 25.  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 from view, under direction of 
Planning staff.  Any deviation from this requirement shall be subject to 
review and approval of the Development Services Director. 

 26.  The applicant shall maintain free of litter all areas of the premises under 
which applicant has control, including the rear easement area. 

 27.  Truck Deliveries shall not occur anytime between the hours of 8:00 pm 
and 7:00 am. 

 28.  The outdoor public communication systems shall not be audible in 
adjacent residential common open space or private outdoor areas. 

 29.  The menu board systems shall be dimmed to adjust to outdoor lighting 
conditions. 

 30.  The portions of the perimeter retaining walls visible within the property, 
shall be repaired to replace any dislodged blocks or bricks. The wall shall 
be painted or treated to match throughout the property. 

 31.  Hedging plants shall be planted to form a dense hedge at least 4 foot in 
height, within 6 months of planting.  

 32.  The hydroseed mix proposed for the rear easement area shall be reviewed 
by the City prior to installation. The non-irrigated landscape area shall be 
reseeded as needed to ensure complete ground cover.  

 33.  The non-irrigated landscape area above the easement shall be 
maintained in a healthy condition, free of dying, dead, diseased, 
decayed, discarded, and/or overgrown vegetation. Litter shall be 
removed from the area within 24 hours.  

Trans 34.  Should queuing occur on the sidewalk or on Bristol Street, Starbucks 
shall implement immediate corrective action. Upon request, the 
applicant must submit an operations management plan to mitigate any 
vehicle queuing on the sidewalk or Bristol for review and approval. 

 35.  Fulfill mitigation of off-site traffic impacts when issuing Building Permit by 
submitting to the Transportation Division the required Traffic Impact Fee 
according to the prevailing schedule of charges adopted by the City 
Council. The Traffic Impact Fee is calculated based on the net daily trip 
generation rate of 562 trip ends for the proposed project and includes a 
credit for any previously existing use. At the current rate, the Traffic Impact 
Fee is estimated at $133,000. NOTE: The Traffic Impact Fee will be 
recalculated at the time of issuance of the Building Permit based upon any 
changes in the prevailing schedule of charges adopted by the City Council 
and in effect at that time. 

 36.  Submit plans (including dimensions) showing the updated design of the 
drive approaches as agreed upon by the Public Works Department prior 
to the issuance of demolition, grading, or building permits. 

Eng 37.  At the time of development submit for approval an Offsite Plan to the 
Engineering Division and Grading Plan to the Building Division that shows 
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Sewer, Water, Existing Parkway Improvements and the limits of work on 
the site, and hydrology calculations, both prepared by a registered Civil 
Engineer or Architect. Cross lot drainage shall not occur. Construction 
Access approval must be obtained prior to Building or Engineering Permits 
being issued by the City of Costa Mesa. Pay Offsite Plan Check fee per 
Section 13-231 of the CMMC and an approved Offsite Plan shall be 
required prior to Engineering Permits being issued by the City of Costa 
Mesa. 

 38.  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. 

 39.  Submit required cash deposit or surety bond to guarantee construction of 
off-site street improvements at time of permit per CMMC Section 15-32, 
and as approved by City Engineer. Cash deposit or surety bond amount 
to be determined by City Engineer. 

 40.  Obtain a permit from the City of Costa Mesa, Engineering Division, at the 
time of development and then reconstruct P.C.C. commercial sidewalk per 
City of Costa Mesa Standards as shown on the Offsite Plan, including four 
(4) feet clear around obstructions in the sidewalk. 

 41.  Obtain a permit from the City of Costa Mesa, Engineering Division, at the 
time of development and then reconstruct P.C.C. driveway approaches 
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. ADA compliance required for all new driveway approaches. 

 42.  Fulfill City of Costa Mesa Drainage Ordinance No. 06-19 requirements 
prior to approval of plans. 

 43.  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. 

Bldg 44.  If soil contamination exists, then remediation plans shall be submitted to 
both the Building Division and the County of Orange for review, approval, 
and issuance of a permit. Building permit(s) shall not be issued until the 
soil is certified as clean and usable by a Soils Engineer. 

 45.  Submit a precise grading plan, an erosion control plan, and a hydrology 
study. A precise grading plan shall not be required if any of the following 
are met:  

1) An excavation which does not exceed 50 CY on any one site and 
which is less than 2 ft in vertical depth, or which does not create a 
cut slope greater than 1 ½:1 (excluding foundation area).  
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2) A fill less than 1 foot in depth placed on natural grade with a slope 
flatter than 5:1, which does not exceed 50 CY on any one lot and 
does not obstruct a drainage course.  

3) A fill less than 3 ft in depth, not intended to support structures, which 
does not 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. 

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

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. All landscaped areas shall be separated from paved vehicular areas by 

6” high continuous Portland Cement Concrete curbing.  
 2. All noise-generating construction activities shall be limited to 7 a.m. to 7 

p.m. Monday through Friday and 9 a.m. to 6 p.m. Saturday.  Noise-
generating construction activities shall be prohibited on Sunday and the 
following Federal holidays: New Year’s Day, Memorial Day, 
Independence Day, Labor Day, Thanksgiving Day and Christmas Day. 

 3. Installation of all utility meters shall be performed in a manner so as to 
obscure the installation from view from any place on or off the property. 
The installation vault, wall cabinet, or wall box under the direction of the 
Planning Division. 

 4. The landscaping of this project shall comply with the City’s landscaping 
requirements and any applicable guidelines (i.e. Water Efficient 
Landscape Guidelines).  The final landscape plan shall meet tree count, 
tree selection, shrub count, ground cover and turf requirements per the 
City’s Zoning Code requirements.  

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

 6. All unpaved areas visible from public rights-of-way shall be landscaped 
and the landscaping shall be maintained in a healthy condition, free of 
dying, dead, diseased, decayed, discarded, and/or overgrown 
vegetation. 

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

 8. Concrete wheel stops shall be installed 2 feet from the front edge of 
open parking spaces, or where applicable, landscape planters shall be 
increased 2 feet in depth to allow curbing to serve as a wheel stop. 

 9. Parking spaces shall be striped in accordance with the City's Parking 
Design Standards. 
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Bldg. 10. Comply with the requirements of the adopted California Building Code, 

California Electrical Code, California Mechanical Code, California 
Plumbing Code, California Green Building Standards, California Energy 
Code, and California Code of Regulations also known as the California 
Building Standards Code, as amended by the City of Costa Mesa at the 
time of plan submittal or permit issuance. Requirements for accessibility 
to sites, facilities, buildings and elements by individuals with disability shall 
comply with Chapter 11B of the California Building Code. 

 11. The ground adjacent immediately to the foundation shall be sloped away 
from the building at a slope of not less than 5% for a minimum distance 
of 10 feet measured perpendicular to the face of the wall CBC sec. 
1804.3. On graded sites the top of exterior foundation shall extend above 
the elevation of the street gutter at point of discharge or the inlet of an 
approved discharge devise a minimum of 12 inches plus 2 percent 
California Building Code sec. 1808.7.4 

Fire 12. Comply with the requirements of the California Fire Code, including 
the reference standards, as adopted and amended by Costa Mesa 
Fire & Rescue. 

Bus. 
Lic. 

13. 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. 

 
SPECIAL DISTRICT REQUIREMENTS 
 
The requirements of the following special districts are hereby forwarded to the applicant: 
 
AQMD 1.  Applicant shall contact the Air Quality Management District (800) 288-7664 

for potential additional conditions of development or for additional permits 
required by AQMD. 

 2. 
 

Prior to the Building Division (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: https://www.aqmd.gov   
The Building Division will not issue a demolition permit until an 
identification number is provided by AQMD. 

Cable 3. The applicant shall contact the current cable company prior to issuance 
of building permits to arrange for pre-wiring for future cable 
communication service. 

Sani. 4. It is recommended that the applicant contact the Costa Mesa Sanitary 
District at (949) 645-8400 for current district requirements. 

State 5. Comply with the requirements of the California Department of Food and 
Agriculture (CDFA) to determine if red imported fire ants (RIFA) exist on 

https://www.aqmd.gov/
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the property prior to any soil movement or excavation.  Call CDFA at (714) 
708-1910 for information.   
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