
CITY OF COSTA MESA 
PUBLICATION  

 
 
NOTICE IS HEREBY GIVEN that the Costa Mesa Zoning Administrator will render a 
decision on January 23, 2025, or soon thereafter, on the following item: 
Application No.: PMCP-23-0007 
Applicant/Agent: MGR OC/ Monica Mixon, MGR Real Estate 
Site Address: 3070, 3080, 3090, and 3150 Bristol Street 
Zone: Planned Development Commercial (PDC) 
Description: Zoning Application PMCP-23-0007 is a request for a Minor Conditional Use 
Permit to allow for public events that would occur in the courtyards and outdoor areas 
between the office buildings. Public events anticipated by the operator are broad and 
include such things as business meetings, weddings, family events, merchant festivals, 
farmers markets, and other similar events. All events are proposed to be on Saturdays 
from 8 a.m. to 11 p.m. and Sundays from 8 a.m. to 10 p.m. and are anticipated to 
accommodate between 90 and 500 guests. 
Environmental Determination: The project is categorically exempt from the provisions of 
the California Environmental Quality Act (CEQA) per CEQA Guidelines Section 15301 
(Class 1), Existing Facilities. 
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-23-0007 to allow outdoor 

events at Canvas Office Park on Saturdays and Sundays 
 
SITE LOCATION:  3070, 3080, 3090, and 3150 Bristol Street 
 
APPLICANT:  Monica Mixon, MGR Real Estate 
 
OWNER:  MGR OC 
 
PLANNER:   Chris Yeager, Senior Planner 

           714-754-4883 or christopher.yeager@costamesaca.gov 
 
DECISION DATE:  January 23, 2025 
 
 
RECOMMENDATION 
 
Staff recommends that the Zoning Administrator approve Minor Conditional Use Permit 
PMCP-24-0007 based on findings of fact and subject to conditions of approval.  
 
DECISION 
 
The Zoning Administrator will make a decision on January 23, 2025, or soon thereafter. 
The decision will become final at 5:00 p.m. seven days after the Zoning Administrator 
issues a Notice of Decision, unless appealed by an affected party by filing the 
necessary application and paying the appropriate fee, or if the decision is called up for 
review by a member of the City Council. 
 
COMMENTS OR CONCERNS 
 
If you have any comments or concerns about the proposed project, please submit them 
in writing to Senior Planner Chris Yeager prior to Noon on Thursday, January 23, 2025 
at christopher.yeager@costamesaca.gov, or by delivering them in person or via U. S. 
mail to the Economic & Development Services Department located at 77 Fair Drive, 
Post Office Box 1200, Costa Mesa, CA 92628-1200. 
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PLANNING APPLICATION SUMMARY 
 

Location 3070, 3080, 3090, & 3150 Bristol 
Street 

Application Number PMCP-23-0007 

Request Minor Conditional Use Permit to allow outdoor events at Canvas Office Park. 

CEQA Exempt per CEQA Guidelines Section 15301 (Existing Facilities) 
Final Action Zoning Administrator 

 
SUBJECT PROPERTY 

Zoning District PDC (Planned Development Commercial) 
General Plan Land Use Designation   General Commercial 
Lot Dimensions Approximately 1,000’ x 500’ 
Lot Area Approximately 11 acres 
List of Approved Plans /  
Land Use Entitlements  

R-82-10, ZE-82-132 and SP-82-01A – Authorized the construction of the office 
park.  
PA-03-56 – Offsite parking for the now closed University of Pheonix.  
ZA-11-05 – Planned Signing Program for building mounted signs.  
ZA-12-32 – Minor conditional use permit for Pilates Studio.  
ZA-19-38 – Minor conditional use permit to upgrade the exterior of the property 
and additional amenities for tenants including conference space and fitness 
studio.  
ZA-22-07 – Wireless facility 

Existing Development Five office buildings with various open spaces throughout the property and two 
parking structures. 

 
SURROUNDING PROPERTY 

 General Plan Land Use Designation Zoning District  Existing Development:   
North across 
the 405 FWY 

CAC, Cultural Arts Center TC (Town Center) Office Buildings 

East High Density Residential  R3 (High Density Residential)  Attached two-story 
Condominiums 

South General Commercial PDC Hotel 
West across 
Bristol Street 

Industrial Park C1 (Local Business District)  Hotel and Fast-Food 
Restaurant 
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EXECUTIVE SUMMARY 
 
MGR Real Estate is seeking a Minor Conditional Use Permit (MCUP) to allow the 
courtyard and outdoor areas of the Canvas Office Park, located on an 11-acre site at 
3070, 3080, 3090, and 3150 Bristol Street, to be used for public events on weekends. 
The site, which features several large buildings, surface parking lots and two parking 
structures with a combined 1,677 stalls, is well-suited to accommodate weekend events 
due to its proximity to major transit routes, neighboring hotels, and cultural destinations. 
The proposal aligns with the General Plan policies and General Commercial zoning by 
ensuring compatibility with nearby residential areas through existing buffers, limited 
hours, and compliance with the City’s Noise Ordinance. Staff supports the project as it 
activates an underutilized space without detriment to surrounding properties or the 
public. 
 
HISTORY 
 
City records indicate that the existing office park development was authorized by 
Rezone R-82-10, Zone Exception Permit ZE-82-132 and Specific Plan SP-82-01A and 
was constructed in 1988. Prior to the existing development, the site was occupied by a 
department store. According to historical imagery, prior to 1965, the site was 
undeveloped and used for agricultural purposes. In 2019, Minor Conditional Use Permit 
(ZA-19-38), permitted a remodel of the office park and courtyard area to allow for an 
outdoor activity space for tenants of the office buildings.  
 
SETTING 

Exhibit 1 - Site Location 
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The subject property is located on the east side of Bristol Street between the 405-
freeway located to the north and Baker Street located to the south (see Exhibit 1). Site 
access is provided by a signalized intersection on Bristol Street, an additional 
unsignalized intersection on Bristol Street, and a signalized intersection located at Jian 
Way and Paularino Avenue. The property is located within a half mile of cultural centers 
including South Coast Plaza, The Camp, The Lab, and Avenue of the Arts. In addition, it 
is situated directly north of the Hilton Hotel and across Bristol Street from the Crowne 
Plaza.  
 
As shown in Exhibit 2 below, an existing condominium development (Brookview 
Community) is located directly to the east of the project site. The proposed event 
courtyard (shaded in yellow) is approximately 350 feet from the closest residence. An 
existing flood control channel is located between the two parcels. In addition, an existing 
five-story parking garage also separates the courtyard event area from the residential 
use.   
 

Exhibit 2 - Residential Proximity 
 

 
 
BACKGROUND 
 
Approval of the courtyards and outdoor improvements (see Exhibit 3) allow for the creation 
of an inviting and active community space which is unutilized on the weekends. The 
property owner requests that the space be used for an event space to activate the 
property when the office buildings are generally not in use. The property owners anticipate 
that the increased activity on the site will showcase the office center as an attractive place 
to occupy an office space. 
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Exhibit 3 - Courtyard Images 
Central Courtyard 

 
 

Covered Patio 

 
 
STANDARD OF REVIEW 
 
MGR Real Estate recently purchased this property and filed the MCUP application to 
allow public events within the existing outdoor courtyard space on weekends. Pursuant 
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to CMMC Table 13-58, all nonresidential uses shall be conducted underroof except as 
allowed by a MCUP. MCUP applications are acted upon by the Zoning Administrator 
pursuant to CMMC Section 13-29(c). The Zoning Administrator’s decision may either be 
appealed to the Planning Commission 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 after the 
Zoning Administrator issues a Notice Decision. 
 
Pursuant to CMMC Section 13-29(g)(2)(a-c), the proposed use must meet specific 
criteria, including that the project must be compatible with surrounding developments 
and should not be detrimental to nearby properties. Additionally, granting the permit 
must not harm public health, safety, or welfare, nor permit a use, density, or intensity 
inconsistent with the general plan or specific plans for the property. Further, MCUP 
applications must adhere to broader Review Criteria outlined in the CMMC. These 
include ensuring neighborhood compatibility, safety and design consistency, compliance 
with performance standards, and alignment with the general plan and/or applicable 
specific plans. Each application is project-specific and evaluated on its unique merits to 
ensure it aligns with the City's development standards. 
 
ANALYSIS 
 
The site is designated General Commercial by the City’s Land Use Element of the 
General Plan and is zoned PDC (Planned Development Commercial). The General 
Commercial designation is intended to allow a wide range of commercial uses that 
serve both local and regional needs. Pursuant to the General Plan, “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 PDC 
zoning designation is intended for retail shops, offices, and service establishments, 
including but not limited to, hotels, restaurants, theaters, museums, financial institutions, 
and health clubs. These uses are intended to serve adjacent residential areas, as well 
as the entire community and region.  
 
The events proposed by the operator are broad and include activities such as business 
meetings, weddings, family events, merchant festivals, farmers markets, and other similar 
events that do not charge entry fees. All events are proposed to occur on Saturdays from 
8 a.m. to 11 p.m. and on Sunday from 8 a.m. to 10 p.m. and are anticipated to 
accommodate between 90 and 500 people inclusive of staff.  
 
The Final Environmental Impact Report for the development of the office buildings was 
approved by City Council on November 15, 1982, and included a trip generation study 
which indicated that the offices would generate 690 peak hour trips. The number of 
event attendees will be less than the peak hour and therefore, the existing infrastructure 
that was developed with the office complex, is anticipated to accommodate the influx of 
weekend visitors to the site.  
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Site Plan 
 
As shown in Exhibit 4, the event space (highlighted in yellow) will be located within the 
courtyard area situated between the 3070, 3080, and 3090 Bristol Street buildings. Event 
activity will not occur elsewhere on the property. The outdoor event space is located 
approximately 350 feet from the closest residential unit to the east and is adequately 
buffered from the neighboring residential uses based on the existing parking structure 
and alignment of existing buildings.  
 

Exhibit 4 Partial Site Plan 
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Live and Amplified Music 
 
Events are proposed to include live or amplified music. As shown in Exhibit 6, speakers 
(shown as arrows) will be pointed away from the residential areas to the east.  
 
Exhibit 6, Speaker Placement (shown in red)  

 
 
The events are subject to City’s Noise Ordinance and the project is conditioned to 
comply with the City’s noise standards. As conditioned, speakers shall be oriented away 
from the residence to the east, and amplified music shall cease at 10 p.m. on Saturdays 
and 9 p.m. on Sundays. In addition, if noise issues arise, then appropriate modifications 
to the use would be required including, but not limited to, removing amplified music or 
communication, moving events indoor, or reducing the scope of events.  
 
Parking and Circulation 
 
The project site includes a five-story, 1,195-stall parking structure and an additional 
482-stall parking structure to the north. The project site also includes 39 surface parking 
spaces for a total of 1,677 parking stalls available. Both garages would be utilized for 
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visitor parking during weekend events while the surface parking would primarily be used 
for event staging, set up, and catering.     
 
Office Parking demand primarily occurs during the weekdays with the majority of site 
parking available on the weekends. Since the events will only occur on weekends, on-
site parking is anticipated to be more than adequate for events not exceeding 500 
persons. In addition, the site is located within one-half mile of a major transit stop, and 
pursuant to AB 2097, the City is unable to establish a minimum parking requirement for 
the event center use.  
 
GENERAL PLAN CONFORMANCE 
 
The Costa Mesa General Plan establishes long‐range planning and policy direction that 
guides change and preserves the qualities that define the community. The 2015-2035 
General Plan sets forth the vision for Costa Mesa. Among other direction, the General 
Plan focuses on “accommodating an array of businesses that both serve local needs 
and attract regional and international spending”. Over the long term, General Plan 
implementation will ensure that development decisions and improvements to public and 
private infrastructure are consistent with the goals, objectives, and policies contained in 
the Plan. The following analysis evaluates the proposed project’s consistency with 
applicable policies and objectives of the 2015-2035 General Plan. 
 
1. Policy LU-3.1: Protect existing stabilized residential neighborhoods, including mobile 

home parks (and manufactured housing parks), from the encroachment of 
incompatible or potentially disruptive land uses and/or activities. 

 
Consistency: The Brookview Community is an existing stabilized residential 
neighborhood that is located to the east of the proposed event space. The closest 
residential unit is more than 350 feet from the main event space and is buffered by the 
existing five story parking garage and the flood control channel, from the proposed 
event area. Conditions of approval have been included to orient speakers away from 
the neighboring residential use and to prohibit amplified music after 10 p. m. on 
Saturdays and 9 p. m. on Sundays. The use is subject to the City’s Noise Ordinance 
which specifies for the quiet enjoyment of a residence. Due to the buffer from the 
residential units and the limited hours, the event space use will not be a disruptive land 
use.  

 
2. Policy LU-6.1: Encourage a mixed of land uses that maintain and improve the City’s 

long-term fiscal health.  
 

Consistency: The event space use of the existing courtyard at the Canvas Office Park 
adds a new land use to the property. The use will operate during weekends when the 
main office uses are not generally in use. The use of the courtyards as an event space 
will add an additional revenue to the office park during off hours. The event space will 
maintain the City’s fiscal health by providing an additional source of income to the 
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property which will allow for continued investment. The use will activate the area on 
weekends and may result in additional visitors to surrounding businesses. 

 
3. Policy LU-10.7: Maintain and enhance the City’s status and image as a centrally 

located destination and cultural center in Orange County. 
 

Consistency: Being located at the intersection of the 405 freeway and Bristol Street, 
which provide convenient site access from local and regional destination, the project 
site is well situated to become a reginal destination. The event space is adjacent to two 
hotels which complement the use. The Canvas has been branded with various art 
exhibits and landscaping around the campus which exhibits Costa Mesa’s status as 
the “City of the Arts”. Visitors to the space will be within close proximity to other cultural 
centers around the City including The Lab, The Camp, South Coast Plaza, Avenue of 
the Arts, and various entertainment uses on Randolph Avenue.  

 
Review Criteria 
 
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 proposed use is harmonious with the surrounding neighborhood. The use is 
surrounded by other commercial uses including hotels, fast food restaurants, and 
other retailers. Two hotels are within walking distance of the event space and will 
complement the use. The use is also adjacent to a residential development to the 
east. The use is conditioned to cease all amplified music at 10 p. m. on 
Saturdays and 9 p. m. on Sundays and events will end by 11 p. m. and 10 p. m., 
respectively. The use is also buffered from the residential use from the existing 
five story parking garage and an existing flood control channel. Because of the 
operating characteristics and the buffer of the residential uses, the proposed 
event space will be harmonious with the general 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.  

The project site complies with all building, safety, and fire codes. If events require 
tents or canopies, they will be required to obtain necessary permits. The site has 
been designed to accommodate pedestrians and vehicles during a normal 
workday. The limited number of people at events will easily be accommodated by 
the existing development.  
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(3) Compliance with any performance standards as prescribed in the Zoning 
Code. 

As conditioned, the use will comply with the City of Costa Mesa’s Noise 
Ordinance and is not anticipated to create any parking or circulation impacts.  

(4) 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 use is permitted. The proposed project conforms 
to the City’s General Plan including Policy LU-3.1, Policy LU-6.1, and Policy LU-
10.7. The project site is not located in a specific plan area.  

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

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

 
FINDINGS: 
 
A.  The proposed project complies with Title 13, Section 13-29(g)(2), Minor Conditional 

Use Permit “findings,” based on the following: 
 
Finding: The proposed development or use is substantially compatible with 
developments in the same general area and would not be materially detrimental to 
other properties within the area. 
 

Facts in Support of Finding: The proposed event space is compatible with 
developments in the general area and would not be detrimental to nearby 
properties. The space would complement surrounding hotel uses by providing a 
convenient space for events and lodging. The use is conditioned to cease all 
amplified music at 10 p. m. on Saturdays and 9 p. m. on Sundays, and events 
will end by 11 p. m. and 10 p. m., respectively. The use is conditioned to 
minimize potential noise impacts to the neighbors by limiting the hours of 
amplified music and requiring conformance with the City of Costa Mesa’s Noise 
Ordinance. The use is also buffered from the residential use from the existing 
five story parking garage and an existing flood control channel. Because of the 
operating characteristics and the buffer of the residential uses, the proposed 
event space will be substantially compatible with the general neighborhood.  

 
Finding: 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. 
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Facts in Support of Finding: Granting minor conditional use permits will not be 
detrimental to the health, safety, and general welfare of the public or immediate 
neighborhood in that the operational characteristics of the event space has 
been limited to minimize impacts to the neighborhood. The event space will not 
operate while offices are generally in operation. The parking and circulation was 
designed for a larger capacity than the events will bring and therefore will have 
no safety impacts. Therefore, the proposed application requests will not have a 
detrimental effect to the health, safety, and general welfare of the public or 
nearby improvements. 

 
Finding: Granting the conditional use permit or minor conditional use permit will 
not allow a use, density or intensity which is not in accordance with the general 
plan designation and any applicable specific plan for the property. 
 

Facts in Support of Finding: The proposed use is occupying the space 
between buildings and is not proposing any modification to its square footage. 
The weekend hours and conditioned operations ensure that the use will remain 
in conformance with 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 has been found to be exempt under Section 15301 (Class 1), Existing Facilities 
of the CEQA Guidelines because the project does not propose any construction. 

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

Management, of Title 13 of the Costa Mesa Municipal Code. 
 
CONDITIONS OF APPROVAL (PMCP-23-0007): 
 
Plng. 1. 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 

 2. If any section, division, sentence, clause, phrase or portion of this approval 
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 
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the remaining provisions.   
 3. 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.    

 4. The hours of operation shall be limited from 8 a.m. to 11 p.m. on 
Saturdays and 8 a.m. and 10 p.m. on Sundays.  

 5. Any amplified music or communication shall cease by 10 p.m. on 
Saturdays and 9 p.m. on Sundays. 

 6. 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 

 7. Should events include more than 500 people inclusive of event staff, the 
operator shall request written approval of the events by the Director of 
Economic and Development Service at least 90 days prior to the 
proposed event. If determined to be a significant event which may exceed 
circulation, parking, noise standards, or which may become a nuisance, 
the director may refer the decision to the Planning Commission for review.  

 8. If parking, traffic, or circulation problems arise, the operator shall institute 
operational measures as necessary to minimize or eliminate the problem, 
including, but not limited to, reducing the event area and/or modification to 
the operational hours of the event center, providing subsidized use of 
Uber/Lyft or similar service, and/or acquisition of additional off-site parking 
area(s). 

 9. 
 

The parking structure shall be posted with signs reminding drivers and 
passengers to be courteous when entering their cars and leaving the 
parking structure or lot due to the proximity of nearby sensitive land uses. 

 10. The event center shall be conducted, at all times, in a manner that will 
allow the quiet enjoyment of the surrounding neighborhood and in 
compliance with the City’s Noise Ordinance. The applicant shall institute 
operational measures as necessary to comply with this requirement. If 
issues arise, the applicant shall cease amplified music or communication 
immediately and work with the City to eliminate the impact. 

 11. The applicant or licensee shall not employ or use the services of any full- 
or part-time active or reserve peace officer currently employed by the City 
of Costa Mesa or any contiguous agency for security purposes. 

 12. The maximum occupancy, as determined by provisions of the Uniform 
Building Code or other applicable codes, shall be posted in public view 
within the premises, and it shall be the responsibility of management to 
ensure that this limit is not exceeded at any time. Occupant loads for the 
open patio area and the enclosed building area shall be calculated and 
posted separately. 

 13. Conditions for ZA-19-38 still apply for uses Monday-Friday. 
 14. Pyrotechnics, drone shows, laser shows, and other similar events are not 

permitted.  
Fire 15. Organizer must Comply with the requirements of the California Fire Code, 
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including the reference standards, as adopted and amended by Costa 
Mesa Fire & Rescue. Fire Department approval for tent(s)/canopy(s) is 
required when: a. Tent exceeds 400 square feet. b. Individual canopy (no 
sides) exceeds 700 square feet. c. The aggregate area of multiple 
canopies placed side by side without a fire break (clearance of 12 feet) 
exceeds 700 square feet. d. Applicant must apply and obtain a fire permit 
with the Fire Department if event layout is not in compliance with fire 
conditions. If there are any questions please call, (714) 327-7400. 

 
 



Location of Event Space 
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