CITY OF COSTA MESA
PUBLICATION

NOTICE IS HEREBY GIVEN that the Costa Mesa Zoning Administrator will render a
decision on February 6, 2025, or soon thereafter, on the following item:

Application No.: PMCP-24-0012

Applicant/Agent: Mesa Verde Association/ Stephen Wan

Site Address: 1600 Adams Ave.

Zone: Local Business (C1)

Description: Minor Conditional Use Permit (MCUP) for an outdoor workout area
associated with a new gym.

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.




CITY OF COSTA MESA
ZONING ADMINISTRATOR STAFF REPORT

SUBJECT: Minor Conditional Use Permit (PMCP-24-0012) for An Outdoor
Exercise Area Associated with A New Gym

SITE LOCATION: 1600 Adams Avenue

APPLICANT: Stephen Wan
OWNER: Mesa Verde Associates
PLANNER: Jeffrey Rimando, Assistant Planner

714-754-5012 or jeffrey.rimando@costamesaca.gov

DECISION DATE: February 6, 2025

EXECUTIVE SUMMARY

The project requests a Minor Conditional Use Permit approval for an outdoor exercise
area associated with a new gym at 1600 Adams Avenue.

Staff recommends approval because the outdoor exercise area and fence enclosure will
not be materially detrimental to health, safety, and welfare of the surrounding properties, is
in scale with the character of the nearby properties, will promote a positive business-to-
street interface and promote the health of gym members in the post-pandemic era.

RECOMMENDATION:

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

DECISION:

This Zoning Administrator will make a decision on February 6, 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.
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COMMENTS OR CONCERNS:

If you have any comments or concerns about the proposed project, please submit them
in writing to Assistant Planner Jeffrey Rimando prior to February 6, 2025 at
jeffrey.rimando@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, 92628-1200.
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PLANNING APPLICATION SUMMARY

Location 1600 Adams Avenue | Application Number [ PMCP-24-0012
Request Minor Conditional Use Permit for an outdoor exercise area associated with a new gym
CEQA Exempt per CEQA Guidelines Section 15301 (Class 1), Existing Facilities
Final Action | Zoning Administrator
SUBJECT PROPERTY
Zoning District Local Business {C1)
General Plan Land Use Designation | General Commercial
Lot Dimensions Approximately 212 FT x 245 FT
Lot Area 51,401 square feet
Existing Development Commercial building occupied for a gym use.
SURROUNDING PROPERTY

Zoning District General Plan Land Use Designation | Existing Development:
North | C1 General Commercial Parking Lot
East | C1 General Commercial Post Office
South | PDR-MD {Planned Development | Medium Density Residential Single~family dwellings

Residential, Medium Density) {(across Adams Ave)
West | C1 General Commercial School

DEVELOPMENT STANDARDS COMPARISON

Development Standard : Required/Allowed Proposed/Provided
C1 Dev. Standard
Building Height 2 Stories / 30 FT 2 Stories / 25 FT
Setbacks:
Front 20FT 33FT7IN
Side (left/right} 5FT/5FT B1FT2IN/BFT4IN
Rear 10 FT 20FT2IN
Parking 239 spaces* 259 spaces

*Parking for the existing gym use {1600 Adams) established by Planning Applications ZE-80-66 and PA-85-102
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SETTING

The subject property is located on the north side of Adams Avenue, between Mesa Verde
Drive East and Royal Palm Drive (see Exhibit 1). The project is designated General
Commercial by the Land Use Element of the General Plan and is zoned C1 (General
Commercial). The approximate 1.2-acre site contains a two-story, 22,064-square-foot
building with a 46-space parking lot that was constructed in 1978 as a gym. The project
site is located between EIm Avenue to the immediate north, Adams Avenue to the
south, Royal Palms Drive to the east and Mesa Verde Drive to the west.

Exhibit 1 Vic Map

' ; Shared Parking :
5 ) (Partial) s
—

Three other commercial properties are located generally to the west of the property and
include an existing surgical center (1650 Adams Avenue), a dance studio (1640 Adams
Avenue) and a pre-school (1620 Adams Avenue). Two of these three commercial
properties (not including 1620 Adams Avenue) and the subject property (1600 Adams
Avenue) have a private agreement with an adjacent property owner to use the parking
lot at 2800 and 2850 Mesa Verde Drive, which is located north of the project site.

The parking lot is a stand-alone parking lot with no on-site development. To the
immediate east of the subject property is a United States Post Office (1590 Adams
Avenue) and a City Fire Station (1570 Adams Avenue). To the south, across Adams
Avenue, are PDR-MD (Planned Development Residential, Medium Density) zoned
properties that are developed with single family dwellings.
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SITE HISTORY

In 1980, Zone Exception Permit ZE-80-66 was approved by the Planning Commission for a
parking variance and a conditional use permit for off-site parking for an athletic club. Under
the permit, the club was required to provide 104 spaces during the day between 9 a.m. and
5 p.m. with 47 on-site and 57 off-site spaces. During the peak hours, before 9 a.m. and after
S p.m., 148 spaces were required (47 on-site and 101 off-site). The off-site parking at the
time was allocated to the parking lot located north of the subject property.

In 1985, Conditional Use Permit PA-85-102 was approved by the Planning Commission for
reciprocal parking for three cotmmercial properties, 1650, 1640 and 1600 Adams Avenue.
The 1985 proposal involved the consolidation of the use of parking lots adjacent to the
commercial buildings on the following addresses — 1600 Adams Avenue, 1640 Adams
Avenue and 1650 Adams Avenue. Exhibit 1 identifies the majority of the shared parking

locations, with any on-site parking on the above-listed properties also falling under the
reciprocal agreement.

The site has been operating as various physical fitness uses since its construction in 1977.
From 1977 to around 1980, the site was used as a racquetball center. The site has been
operating as a gym since 1980. The site is currently vacant, but there are ongoing building
permits on file for a tenant improvement (BPCC-24-0041) to update the building for a new

gym, Curl Fitness, as a continuation of the long-standing physical fitness use at the property,
as originally permitted in 1980.

BACKGROUND

The applicant, Curl Fitness, has several locations throughout California, most of which are
located in Orange, Los Angeles and Riverside Counties. Curl Fitness locations commonly
include outdoor workout areas. Specifically, their Riverside location contains an outdoor
fitness area very similar to the proposed project. Curl fithess locations provide state-of-the-
art equipment and over 30 types of group fitness classes.

Curl Fitness has applied for a minor conditional use permit for an outdoor fithess area in
front of the building along Adams Avenue, to provide an open-air environment for their
members to work out while enjoying the Southern California climate and beneficial fresh air
and sunlight. Although the interior of the proposed fitness facility is over 22,000 square feet,
expanding services outdoors will allow Curl Fitness fo provide a high-quality fitness
experience for its members, particularly since there has been an increased demand for
outdoor fitness areas since the end of the COVID-19 pandemic.

REQUEST

Pursuant to Costa Mesa Municipal Code (CMMC) Section 13-44, the applicant requests
minor conditional use permit approval for an activity “not underroof” (i.e., outdoor exercise
area) associated with a hew gym. The CMMC requires that all uses be conducted underroof
unless a minor conditional use permit is approved by the City for outdoor activities.
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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 City
Council 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.

STANDARD OF REVIEW

To approve an MCUP application under CMMC Section 13-29(g)(2)(a-c), the proposed
use must meet specific criteria. 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.

Furthermore, all 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.

PROJECT DESCRIPTION

Qutdoor Use

The 1,909-square-foot outdoor exercise area will be set back 16 feet from the front
property line, The majority of the exercise area will be covered with outdoor synthetic turf
but the four-foot portion that encroaches into the required 20-foot front yard setback area
will be landscaped with live plant materials. The outdoor area will have the same operating
hours as the interior portion of the gym, which is from 4:30 a.m. to 11:00 p.m., Monday
through Friday, and 6:00 a.m. to 8:00 p.m., Saturday and Sunday.

Classes will not take place outdoors, and there will be no amplified sound or video
equipment. The outdoor area will provide approximately 5 weight machines and a
synthetic turf area where members can perform free exercises such as stretching,
jumping, battle ropes, and medicine and kettle balls. The area will be lit after dark by three
smaller-sized wall lights mounted on the front building fagade. These lights are designed
to direct light downward, not out towards the street or residential properties across the
street. Exhibit 2 is an image of the proposed light type.
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Exhibit 2. Outdoor Area Lighting Type

The outdoor area will be enclosed by an eight-foot-high metal fence with wire mesh
panels. As shown in Exhibit 3, the wire mesh will consist of one and one-half inch spacing
to increase transparency and allow visibility into the exercise area.

Exhibit 3. Fence Detail
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ANALYSIS

Staff supports the requested outdoor exercise area because it will meet the customer
demand for outdoor exercise areas which has increased in the post-pandemic era. This
outdoor area will go beyond “not [being] detrimental to,” but rather increase, the health and
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general welfare of members of the public, particularly gym patrons. Simiiar to outdoor dining
areas, outdoor exercise areas allow at-risk community members, or those simply with a
preference, to fulfill a healthy lifestyle outdoors, while providing access to resources such as
weight machines and medicine balls that are not necessarily found in other outdoor
recreational venues such as public parks.

The exercise area within the four-foot front setback encroachment will actually be
landscaped and will function as a minor screening buffer to the workout activity. Pursuant to
CMMC Section 13-75(d), no fence or wall located in any street setback shall obscure the
required street setback landscaping. Although the fencing will encroach into the required 20-
foot front setback area by four feet, the fence will not obscure the landscape area that's
within the four-foot encroachment. In order to ensure that the use does not impact
neighboring properties, staff has also included a condition that prohibits amplified sound, the
use of speakers, or video outside,

Parking

The subject property currently has 46 parking spaces and has a reciprocal parking
agreement to utilize the 259 parking spaces distributed between the following addresses
— 1640 Adams Avenue, 1650 Adams Avenue and 2800 & 2850 Mesa Verde Drive.

Per ZE-80-66, the parking demand for the gym had a separate evaluation between the
daytime (9:00 a.m. — 5:00 p.m.) and the early morning and evening (5:00 p.m. — ¢:00
a.m.). During the daytime, the parking demand was established at 104 parking spaces
and during the evening the parking demand was established at 148 parking spaces.
Based on the CMMC, ten parking spaces are required per 1,000 square feet for a health
club use. With the proposed outdoor workout area, the parking demand for the gym would
increase by 21 parking spaces. With the combined parking required by ZE-80-66 and for
the new outdoor exercise area, the total parking demand for the proposed gym is 125
parking spaces during the daytime (2:00 a.m. to 5:00 p.m.) and 169 parking spaces in the
early mornings (before 9:00 a.m.) and evenings (after 5:00 p.m.). As shown in Table 1,

the new parking demand can be met by the parking provided on and off-site via the shared
parking arrangement on nearby lots.

The daytime and evening parking requirements for the three businesses are provided in
Table 1 below.

Table 1 Parking Demand
Address Use Size and Parking Ratio

Daytime Evening
Requirement Requirement
9am.—5pm. | 5p.m.—-9%9am,

1600 Gym 22,064 SF 125 169
Adams Ave Per ZE-80-66 and new
outdoor area
1640 Dance 5,157 SF 52 52

Adams Ave | Studio @ 10/1,000
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1650 Medical 10,320 SF 62 o
Adams Ave @ 6/1,000
TOTAL 239 221
*Business closes at 5 p.m.

The parking demand for the three commercial buildings would not exceed the parking
supply provided in the reciprocal parking agreement, which is 259 parking spaces. In fact,
a parking surplus of 20 spaces exists during the daytime and a surplus of 38 parking
spaces during the evening. Therefore, the outdoor workout area would not impact the
parking supply of the overall development or neighboring properties.

Landscaping

Per CMMC Section 13-106, all required landscape areas shall consist of drought tolerant
plant material and shall meet the minimum number of plant types based on the total
landscape square footage. The project proposes a total of 2,150 square feet of
landscaping with a mixture of usable and decorative landscaping. The number of plants
and trees required and proposed is provided in Table 2 below.

Table 2: Landscaping Requirements

Requirement Proposed
Tree Count 11 (one 15-gallon tree or larger per 200 square 11
feet of landscape area
Shrub Count 86 (one shrub for every 25 square feet of 317
landscape area)

As part of the building permit plan check review, landscape plans will be prepared and
certified by a California licensed landscape architect confirming compliance with the
CMMC and water efficiency landscape guidelines.

GENERAL PLAN CONFORMANCE

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

» 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 project will not negatively affect any adjacent residential
zones. Located across Adams Avenue is an existing residential neighborhood
with dwellings facing to the south. The area visible from Adams Avenue are the
rear yards of the residential developments. Due to the orientation of the
dwellings and an existing six-lane wide strest buffering between the subject
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property and the residential development, the proposed outdoor workout area
would not negatively affect the residential zone properties within the vicinity.

The location of the outdoor workout area is approximately 100 feet from the rear
property lines of the residential properties across Adams Avenue. In addition to
across the street, the residential properties are buffered by an approximately
20-foot landscaping buffer and a block wall along the rear property line.

* Policy LU-6.7: Encourage new and retain existing businesses that provide local
shopping and services.

Consistency: The proposed outdoor area would be a new addition that would
provide an option to exercise outdoors at an existing gym. Although there are
multiple gyms within Costa Mesa, none currently provide an outdoor workout

area. The proposal will continue to promote gym activity and serve the
residents.

Review Criteria

All planning

applications are reviewed pursuant to CMMC Section 13-29 {e) 1-8 to ensure

the proposal is compatible with the surrounding area, and in compliance with applicable
zoning standards and General Plan policies. Additionally, the Zoning Administrator must
make specific findings pursuant to the CMMC for the specific planning applications.

The following Review Critetia are applicable pursuant to CMMC 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 development is compatible and harmonious with development and uses
on surrounding properties because the proposed outdoor exercise area will not
generate excessive noise, result in significantly higher parking demand or traffic
generation than the previous uses at the site or produce a significant amount of light

pollution

to Adams Avenue or the residences across the street. Further the use of a

eight-foot tall fence and installation of landscaping to delineate outdoor uses is
consistent with the development of the neighboring property at 1620 Adams Avenue.
The proposed operations have also been conditioned to avoid any adverse impacts
with surrounding properties.

(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 proposed project is limited to site improvements. No parking improvements or
interior improvements would be proposed to the existing commercial building. The
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proposed project would involve the establishment of a fenced outdoor workout area
directly in front of the existing building. The workout area would occupy an existing
landscaped area. Furthermore, the applicant is proposing landscape improvements in
front of the workout area to soften the streetside view along Adams Avenue. The
outdoor area will be open from 4:30 a.m. to 11:00 p.m., Monday through Friday, and
6:00 a.m. to 8:00 p.m., Saturday and Sunday. However, all lighting for the outdoor
workout area is designed to minimize light spillover into Adams Avenue or adjacent
properties. Additionally, no amplified sound or video equipment will be permitted in the
outdoor workout area, thereby minimizing any light or sound impacts to neighboring
properties.

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

The proposed outdoor workout area complies with the performance standards
described in Title 13 of the CMMC, and as conditioned in this staff report. Specifically,
the portion of the workout area that encroaches within the required 20-foot front
setback area will be landscaped. In order to ensure compliance, a condition of
approval has been included that the 20-foot-deep landscape setback be maintained

at all times. Additionally, as conditioned, the fence must be maintained in good
condition and free of any signage or postings.

(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 proposed use is permissible. The proposed project
conforms to the City's General Plan including Policy LU-3.1 and Policy LU-8.7. The
project site is not within a specific plan area or overlay district.

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

This planning application is for the project specific case for a new outdoor workout
area for an existing gym. 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. 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 ouidoor workout area is
compatible with the allowed commercial, public/private institutional, and
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residential uses in the vicinity because it provides an outdoor activity area with
similar, if not less intense, operating characteristics to a children's playground,
as permitted in a previous, expired entitliement for the subject property, or an
outdoor dining area. Although the existing gym is located near residential
development across Adams Avenue, the proposal as conditioned would not
generate adverse noise, traffic or parking impacts that are unusual for

commercially zoned properties. As noise amplification and speakers are
prohibited.

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.

Facts in Support of Finding: Granting the approval of the outdoor workout area
would not be detrimental to the health, safety and general welfare of the public or
otherwise Injurious to property or improvements within the immediate
neighborhood because the proposed outdoor exercise area will not generate
excessive noise, result in significantly higher parking demand or traffic
generation than the previous uses at the site or produce a significant amount
of light pollution to Adams Avenue or the residences across the street. Further,
the use of an eight-foot tall fence and installation of landscaping to delineate
outdoor uses is consistent with the development of a nearby business. The
proposed operations have also been conditioned to avoid any adverse impacts
with surrounding properties.

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 use would be compatible with the existing
uses in the commercial complex and meets the intent of the Local Business
District in that the district encourages “a wide range of goods and services in a
variety of locations throughout the City.” Allowed uses include retail,
restaurants, automobile sales and service, and neighborhood-serving uses.
Based on this, the proposed use is consistent with the General Plan’s General
Commercial land use designation intended land uses and complies with the
applicable development standards of the Zoning Code as the proposal is an
added amenity to an existing commercial use that serves both neighborhood
and regional needs. The proposed outdoor workout area will not increase the
size of the existing commercial building and would not increase traffic volume
to the site beyond that is typical for a commercial use. Furthermore, the
proposed project is consistent with General Plan Land Use Policies LU-3-1 and
LU-6.7 as indicated above.

B. The project is categorically exempt from the provisions of the California Envircnmental
Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301 for the permitting
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and/or minor alteration of Existing Facilities. The project falls within this exemption
because it involves the proposal of a 1,209-square-foot outdoor workout area which
does not exceed 50 percent of the existing 22,064-square-foot commercial building.
Furthermore, none of the exceptions that bar the application of a categorical
exemption pursuant to CEQA Guidelines Section 15300.2 applies. The Project would
not result in a cumulative impact; would not have a significant effect on the
environment due to unusual circumstances; would not result in damage to scenic
resources; is not located on a hazardous site or location; and would not impact any
historic resources.

C. The project is exempt from Chapter Xll, Article 3, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.

CONDITIONS OF APPROVAL (PMCP-24-0012)

Plng. 1.

Any change in the operational characteristics 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(0)].

The use shall be conducted, at all times, in a manner that will allow the quiet
enjoyment of the surrounding neighborhood. The operator and/or business
owner shall institute whatever security and operational measures are
necessary to comply with this requirement including, but not limited to the
prohibition of speakers and all amplified noise.

Music or other sound from the outdoor workout area shall comply with
applicable provisions of the City's Noise Ordinance (CMMC Title 13,
Chapter XIIl) and not disturb other businesses located on- or off-site.

The operator shall maintain free of litter all areas of the premises under
which applicant has control.

If parking shortages or other parking-related problems arise, the operator
shall institute appropriate operational measures necessary to minimize or
eliminate the problem, including, but not limited to, modifying the hours of
operation of the outdoor exercise area or modifying the size of the outdoor
exercise area or modifying the nature of activities that occur in the outdoor
exercise area.

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.

The conditions of approval of PMCP-24-0012 shall be printed on the same
sheet containing the site plan that is submitted to the City’s Building and
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Safety Division for plan check for the fence, landscaping and any other work
determined to require a Building Permit by the City.

8. A copy of the conditions of approval for the Minor Conditional Use Permit
PMCP-24-0012 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.

9. The fence enclosing the outdoor exercise area shall be constructed as
shown on the project plans. Specifically, the fence shall consist of high-
quality wire mesh with 1-1/2" inch gaps. Chain link fencing is prohibited.
Other, substantially similar materials may be permitted subject to Planning
Division approval.

10. The fence enclosing the outdoor exercise area shall not be screened,
wrapped or otherwise modified, permanently or temporarily, to limit visibility
into or out of the outdoor exercise area.

11. Neither permanent or temporary signs or banners, or any other advertising
or promotional materials, may be placed on the fence enclosing the outdoor
exercise area.

12. The fence enclosing the outdoor exercise area shall be maintained in good

order.

13.  The fence shall be painted in a single, neutral color, such as black, silver or
white.

14. A 20 foot landscape setback shall be maintained at all times along Adams
Avenue.

CODE REQUIREMENTS

The following list of State and local laws applicable to the project has been compiled by
staff for the applicant’s reference. Any reference to “City” pertains to the City of Costa

Mesa. The applicant is also required to comply with any other applicable State and local
laws not provided below. '

Plng. 1. Approval of the planning/zoning application is valid for two years from the
effective date of this approval and will expire at the end of that period unless
applicant establishes the use by one of the following actions: 1) a building
permit has been issued and construction has commenced, and has continued
to maintain a valid building permit by making satisfactory progress as
determined by the Building Official, 2) a certificate of occupancy has been
issued, or 3) the use is established and a business license has been issued.
A time extension can be requested no less than 30 days or more than sixty
(60) days before the expiration date of the permit and submitted with the
appropriate fee for review to the Planning Division. The Director of
Development Services may extend the time for an approved permit or
approval to be exercised up to 180-days subject to specific findings listed in
Title 13, Section 13-28 (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.
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2.

3.

Bldg. 5.

Fire 8.

Bus. 9.
Lic.

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

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

Development shall comply with all requirements of Chapter Vi, Title 13 of
the Costa Mesa Municipal Code relating to the required landscape setback.
Comply with the requirements of the adopted, California Building 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.

Construction/ improvements that encroach within Public Utility Easements
shall require written approvals from the utility companies associated with
that easement,

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

« 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 %2:1 (excluding foundation area).

e Afillless 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.

o Afill 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
Division.

Comply with the requirements of the 2022 California Fire Code, including
the reference standards, as adopted and amended by Costa Mesa Fire &
Rescue.

All contractors and subcontractors must have valid business licenses to do
business in the City of Costa Mesa. Final inspections, final occupancy and
utility releases will not be granted until all such licenses have been obtained.
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December 16, 2024

Chris Yeager

Development Services Department — City of Costa Mesa
77 Fair Drive

Costa Mesa, CA 92626

Re: Curl Fitness — Outdoor Workout Area
1600 Adams Ave.
Costa Mesa, CA

Dear Chris:

As required as part of our application for a Minor Conditional Use Permit for an outdoor workout area that
is adjunct to our proposed fitness center tenant improvement, please see below for project description. As
discussed, an MCUP is required for any use that is not “under roof”.

1) 1600 Adams Ave. is a vacant building of approximately 22,064 SF. It previously housed a 24 HR
Fitness with a “like use”.

2) There are existing CUP's on this property for use as a fitness center.

3) We are currently in plan check for the interior tenant improvement.

4) Our proposed project includes an outdoor workout area on the Adams Avenue side which is
common in other Curl Fitness locations. The workout area would be enclosed by a secure 6' high
wrought iron and masonry fence at 16’ from the property line. There will be landscaping between
the fence and the property line. This fencing is similar to the adjacent Montessori School although
we are further back from the street.

5) There are 259 existing parking spaces available with a requirement of 262 parking spaces. As
part of this MCUP, we understand that a parking study will be conducted to determine the impact
of the outdoor workout area.

We are also applying for a minor modification to allow the fence to comply with a 16' setback from the
property line while maintaining the landscape within 20' from the property line.

Sincerely,

David R. Olson Architects

David R. Olson, NCARB

6 jenner suite 290
irvine ca 92618.3861
t 949 . 450 . 0093
www.olsonarchitect.com
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tenant improvement / facade alteration

1600 adams street
costa mesa, ca 9262

CONTRACTOR SHALL PROVIDE ALL LABCR, BATERISLS, AND SERVIGEG RECES SARY FOR THE RATISFAGTORY
BONPLETIGH OF WARK G A0 DESONGED OH THE DRAUMNES.

AL ORKERALL g NACCORDAHOE AT THE CALFCAIB BN COLE LA TEBT DTG A0 ALLLORAL Gones
AN ORCHNANCES, HOTHIHIS W THESE MLANS SHALL EE SONSIAUED A3 PERMIT) NG WOIK HOY B ACCORBANGE WITH
AL APPLICABLE GOCES, THIS IHCLUIDE AL AMRUICABLE TILE M REQUIRERENTS,

CONTRAGTOR SHALL VERIFY ALL DIMENSIONS AND N ONTHE.
IHIOF AHY aTIFY AHD PAHER
EONTHASTOR SHALL BE RESONSIELE FOff ALL G4 VS REQUREDGUE TOHIS FALURE T0 DO 5,

CONTRAGTOR SEULL
DBY. Emunaammumrwm«wmmmmrcmmmmunrmmmssm
UTIITY COMPANY.

EGUENT HOOK-LE BRAIL BE A5,

GEUERAL CONTRACTOR AN ALL MATERIALE AHD
EQUIPRENT SUFPLIED T0 THE 08 FCRA

AL REVISHINS 15 THE DRAMNAS ST PROCEED THROUSH THE DWHER AN ARCHITELT, SO IRACTOR REVISINS
LY B CONSIDERED [NVALID I NOT APPROVED BY TIE JIANER,

OHNER SHALL DE ALLEPWER TO DO WORK PRIGR TO THE GEHERAL CONTRACTOR'S SOUFLETIDH,

T VEREFY ALORD BLAR AND ROTE Y LEVEL AND SIADOTH,

£ SETS OF CRAMNGS SHILL BE PROVEED TDTHE CONTRACTEIR AHD S BE MAMTAMED 1N 000D
GRDERAT THE J0B 5ITE, ANY DI FERCHES BETIWEEN THE WORK HOK-KTED) OH THESE DARNNGS AV THE AGIUAL
WORK PERFOANED SHALL BE RECGFDED INREDPENCIL, ATTHE TME DF PROJECT CLOSEOT AND 43 ACONGA Gl OF
FRAL PAYMEHT, THE GGHTRACTOR GHALL GIGH, ATE AHD LAGEL EACH "AS-BUILT ORAMIKG AS EEING BORRECT A0 AH
ACGURATE REPRESENFATION CF THE WORK A SALL DELVER 1 COMPLEIE ST TO THE YNAER. CITY APPROVED
$ET SHALL BEONSITE AT ALL ISPECTIONS,

AL TENHT SPAGES AND AL PATHS OF AGGEES TO THE TENANT BEAVGESSIELE T
HAHGICAPPED PER THE STATE AND LOCKLGRDWANCED.

PROVIDE TERCITY AND LOCAL C0E RECGU REVE|
LTESIORAS RIORI 1D BRI 10 HEGHE THE

L
SAFATY OF THEWORK,
THE SIONAGE CONTASTOR EHALL ORTAN SEPATIATE PERMITS A APTROVALS FRUOM BONERNTHG ASENGIES [OR ML
GONTRALTOR T0 BUBLD OFF OF SET5 MARKED CONSTRUCTH SET AND.

*GITY FERMITIED SET* DMLY,

MABIFA A MINMUM GF A4 GLEAR AT ALL NSLES AND EXITVAYS

PRCVIDE A 24 108-0 RATED FIRE EXTINGUIGHER ABIACEHT 10 ALL EXITS AHD WIIHIN 25 GF MY LOCATION Yo FiiiA T
LEASE BPAGE. {VERIFY EISTIHG EXTHG NSHERS)

PROVIDE AITIONAL FIRE EXTRICRISHERS FER FIRE EPATHENT FIELD INSPEC1CRS
IHSIAVCTIONS,

ML COMBUTIBLE RUBRISH SHALL
BV THE FIRE DEPARTMENI FIELD INSFECTER

AL COAPLY
FLAME SFAEAD RATING

AL FLOORING SHALL BE PROTEGTER DLIUNG CONSTRUCTION $0 A% T0 MALTAN 'S DAIGINAL CONPIAN,

A SEPARATE 3PRINKLER PERMIT SHALL BE REGURED FOR THIS B8 0#v( O WOGIFICKTIN T THIS EXISTIHES Bl DBig,
FIRE SPRIGLER AHD SMOE DETECTOR ALTETATAONS LVEY DE SUIDMHTTER PO REVIEVY, APFRQVAL AND INGPECTION.

A SEMARATE PERMIT SHALL BE REUIREDFOR AFINE ALARMSYSTEN. A MANUAL FIRE aLARM SYSTEN THAT ACTVATES
‘THE GECUPANT HOIIFIGAT 08 $YSTEM SHALL BE PROYIIED, WHERE THE GCCVPKIT LDADIS ) O MORE.

ML TEHPORARY STORAGE SHML BE S10RED AT EAST PARKIHOLOT NGT HVIEW
OF ROSECRANS HOR KIERFERHG-WIH ALAACENT BUSINESS.

AL RECYCABLE WASFE HAERIALS ARSI BE REGTOLED,

1600 ADAMS STREET,
COSTA HESA. CAIXS G SECERSTROM & BONS

3316 PAIRVIZW RO
COSTAMESA, CA RS

a TEL: (744} mmﬂ

LOKTA!

INTERIOR & EXTERIDR TEMANY BAPROVEMENT; FITHESS GENTER TO REPLACE EAL K mwcgsowacm LAz O
EXIS1NG FIINESS CENTER WI EXISTRIG G.LLP.

REMUDEL EXISTING 2 STORY FHINESE FACLITY. REMOVE EXIST NG MANSARD RDOF. CLR.FITNESS

NENY [T ERIQR ¥éALLS, RESTRIOMS, LOCKER ROOKS, ELECTRICAL ANI PLUMBING. AT LUTHER &Y.

NEW EXTERIOR DOORS ANDWINDOWS, FENCE AME GATE AND WORKOUT AREA. FRIVERZIDE, CA 92500

CONTAGT! WICTOR POMA

kB, SPRINKILERED EMAIL YPOMASPGMAFITHESS.COM

DAIT 3. OLSON ARCHITECTS, i,
MHUMTER OF $TORIES: 2ET0RY ARCHITEST & JENHER, STE 20
ARVIHE, CA S2B1B

ToE ¢ TEL. {58 4500031

CONTACT: DAVID . GL5CH
o B ELEVATION REFERENCE FANG: SEE SHEET AL E'@fﬁﬂé"@f&so“mcﬂnm o
3 APPLICABLE DODES; PROUEGT TO COMPLY WITH:

E } 2022 GALEQRNIA BINLDING GO0E

e R ﬁmm :fﬁmg%D%?E FINN GORSTRUCT.CN & DEVELGPMENT CO. NG
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COSTAMESA, CA E2627
—-{] KETNOTE REFERENCE %22 CALIPORNIA FIRE GODE ¥
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LANDSCAPE SUMMARY

TOTAL SITE AREA: 51,344 5.F. {1.2 ACRES)
TOTAL LANDSCAPED AREA: 2,150 S.F, {4%)

TOTAL TREES REQUIRED (ONE TREE 15 GALLON SIZE OR LARGER)
PER 200 §,F,: 11 TREE!

TCTAL TREES PROVIDED: 11-24" BOX (§4% EVERGREEN)
TOTAL SHRUEBS REQUIRED: 1 FPER 25 5.F. = 88

TOTAL SHRUBS PROVIDED 317
239-1 GALLON SIZE
78 -5 GALLCN SIZE

g b

WATER PURVEYOR

MESA WATER DISTRICT, DIVISION 2
1985 PLACENTIA AVENLE

Casta Mesa, CA 92627

{948) 631-1200

PLANTING PLAN

LIMITS OF WORK
(TYPICAL)

PUBLIC SIDEWALK
(TYPICAL}

Y

LINEAR ROOT BARRIER
(TYPICAL}

PUBLIC SIDEWALK

>

3

(TYPICAL)

LINEAR ROOT BARRIER
{TYPICAL}

LIMITS OF WORK
(TYPICAL)

®
B
©
©
@

PLANT LEGEND

[s¥YmeoL]aBEREV | BOTANICAL ! COMMON NAME

luaNTIY] SIZE | WATER USE FACTOR

TREES (PER WUCOLS REZION 3)
ARBUTUS 'MARINA'/ STRAWBERRY TREE

CHILOPSIS UNEARIS 'BURGUNDY' /
DESERT WILLOW

LAGERSTRDEMIA FAURIEI HYBRIDS "MUSKOGEE' [
F MYRTLE OR TO MATGH EXISTING
STREET ON FER THE PUBLIC WORKS DEPARTMENT

i 24" BOX | LOW PLANT FACTOR 0.3
2 24" BOX —I—
3 A4BOX

SHRUBS  {PER WUGOLS REGISN 3)
AGA'BG' AGAVE 'BLUE GLOW' / GHOST AGAVE

DIAMELLA CAERULEA 'CASSA BLUE' / FLAX LILY

DIANELLA TASMANICA 'VARIEGATA' /
VARIEGATED FLAX LILY

LEU LAN LEUCORHYLLUM LANGMANI.’\E ‘LYNN's

LEGACY'J TEXAS RANG

WESWYN | WESTRINGEA WYNYABBIE GEM' / COAST
ROSEMARY

24 5 GALLON| LOW PLANT FAGTOR 0.3
1 GALLON

1 GALLON

32 5 GALLON

2z GALLON

GROUND COVER (PER WUCOLS REGION 3)

==5]| CAR MAC | CARISSA MACROCARPA'GREEN CARPET' / NO
=SS COMMON NAKE FROM 1 GALLON TRIANGULAR
SPACE @ 24" 0.C, (321 5.F.)

LANTANA MONTEVIDENSIS FURPLE' /
TRAILING LANTANA FROM 1 GALLON
TRIANGULAR SPACE @ 18" Q.C. (191 S.P)

COBRLE 2 1o 4" BIZE 'MAJOSA COBBLE‘ OR APPROVED
EQUAL). DEPTH OF GOVER MAILABLE
THROUGH VALLEY BUILDING MATERFALS

(049} B56-9054, (206 SF.)

LAN MON

[EOULDERS ‘MAJCSA COBBLE' (OR APPROVED
EQUAL), DEPTH OF COVER 6" MINIMUNM.
2027 2V3"
1-2nx 26"
12" x 340"
24 % 30
@ o# i a0
Ij MuLCH 3" LAYER OF 2" MINUS 'FCREST FLOOR'
SHREDDED BARK MULCH THROUGHOUT ALL

SHRUB f GROUND CCVER PLANTING AREAS,
AVAILABLE TAROUGH AGUINAGA
FERTILIZERS (949} 788-9558 ({2,150 S.F)

at 1 GALLONILOW PLANT FACTOR 0.3

o6 1 GALLON J-

o

Cu, YDS, -
TONS

P

2 CU, YDS. -

NOTE: PLANT COUNT IS FOR CONTRAGTOR CONVEMIENCE ONLY AND MUST BE VERIFIED WHILE PREPARING INSTALLATION
PROPOSAL. ANY DISCREPANCIES SHALL BE BROUGHT TQ THE IMMEDIATE ATTENTION OF THE DESIGNER AND [ OR

AUTHCRIZED REPRESENTATIVE.

PLANTING NOTES
THE L ANDSCAPE CONTRACTOR SHALL INSTALL ALL PLANT MATERIAL
IN' AGCORDANCE WITH THE FLANS AND DETAILS.

PRICR TO SOIL PREPARATION, CONTRACTOR BHALL HIRE A
LICENSED SOIL LABORATORY TO ANALYZE THE SITE SOIL IN

T Al
BE IMPLEMENTED BY THE CONTRACTOR IN ADDITICN TC THE
ORIGI NAL SOILPREP MIX.
SOIL FREPARATION AMENDMENTS PER 1000 SQUARE FEETE

4 CUBIC YARDS OF NITROCGEN STABILIZED & MINERALIZED

ORGANIC  AMENDMENTS (REDWOOD, FIR CR CEDAR
SHA\.'INGS&

50 POUNDS AGRIGULTURAL GYPSUM

180 POUNDS GRO-POWER PLUS
THE REQUIRED SITE SPECIFIC SOILS REPORT AND
EESSPIIMENDATIONS WILL DICTATE THE FINAL SOIL PREPARATION

REM|
CULTVATE ROTDTIL) PLANTING AREAS TO A DEPTH CF SlIX T(B)
INC E REQUIRED SOIL PREPARATION AMENDMEN 5
WET THGRDUGHLY AND ALLOW TO SETILE, REPEAT
PROCECURE UNTIL SOIL 15 STABLE ENOUGH TG HoLD A UNIFORM
AND SMOOTH COMSISTENCY TO ALLOW FOR DRAINAGE AND AR
PENETRATION, DO NOT ROTOTIL SLOPED AREAS THAT ARE OVER A
3:1 GRADIENT,
FOR WEED CONTROL, CONTINUE TO IRRIGATE THOROUGHLY FOR A
PERICD OF TWQ TO THREE WEEKS OR UNTIL THE WEED SEEDS
HAVE GERMINATED.  WHEN THERE |S SUFFIGIENT WEED SEED
GERMINATION, THE CONTRACTOR SHALL APPLY A POST EMERGENT
WEED KILLER, ACCORDING TQ THE DIRECTIONS OF A LIGENSED
EST CONTROL APPLICATOR THE CONTRACTOR SHALL THEN WAIT
AN DITICNAL ONE WEEK TO ALLOW THE WEED KILLER TO
DISSIPATE PRIOR TO PLANTING

NURSERY STANDARD NOTES

ALL PLANT MATERIALS DELIVERED TQ THE SITE_SHALL CONFORM
WITH THE CURRENT NURS INDUSTRY STANDARDS, THAT
INCLUDES AND IS NOT LIMITED TD HEAVY PRUNING, TOPPING AND

SPIKE MARKS EVIDENT ON AMY SPECIMEN TREES AND / OR PALMS.

SIZE AND QUALITY OF PLANT MATERIAL SHALL CONFORM WITH THE
CURRENT NURSERY_INDUSTRY STANDARDS MATERIAI NOT IN
COMPLIANCE WITH THESE SAID STANDARDS SHALL B EMED
I;{NACCEPTABLE AND WILL BE REPLACED WITH MATERIALS THAT

THE S|ZE OF THE MATERIAL SHALL BE IN PORPORTION WITH THE
RESPECTIVE CONTAINER SIZE. PLANT MATERIAL THAT DOES NOT
FILL THE CONTAINER {WITHIN REASON) IS TO BE LACED WITH
MATERIAL IN KIND THAT MEET THE INDUSTRY STANDARDS

PLANT MATERIAL THAT 18 OVERGROWN AND ROGT-BOUND IS NOT
ACCEPTABLE WILL BE RETURNED.

IRRIGATION SYSTEM

All IJIanted areas shall be imgaled accarding to plant iype groupings and
enviranmanial exposura and shall recelve uniform waler coverage as
raqulred by AB 1881 (stale mendaled water ordinance). Imgatien shall be
and by means of an automatically conlrelled frgation controf syslem with a
rain sensor. The system shall be cagab[e of repast cycles in order to apply
water at a rala that the soil ean abisoro the applied irmigation water, A maslar

sontrol valve and flow sensor will be inslalled to provent over walering when
valves malfunction. Domestle walsr will be protacied by means of 2 reduced
pressure lypa backflow proventer. lrrigation plan will show e lecatien of all
components, water mater, backflow device, contrallar, sub-surface drip lines,
siated pressure, gallons per minule par cumFunenl and will conform 10 fhe
slandards set farth by the governing municipalify.

BACKFILL MIX FOR TREE AND SHRUB PLANTING {PER CUBIC YARD).

2{3 CUBIG YARD QN SITE SQIL
113 cuUBl YARD ORGANIC AMENDMENT (NITROLIZED
SHAVING b
1 PQUND IRON SULFATE (20% IRON, 10% SULFUR}
POUNDS 6-20-20 COM MERCIAL FERTILIZER
10 POUNDS GRO-POWER PLUS

PROVIDE GRO-POWER PLANTING TABLETS (7 & 21 GRAMS) IN EACH
PLANTING PIT AS FOLLOWS!:
{1} ONE TABI.ET {7 GRAMS) FOR EACH 4" POT & GROUND

{1)ONE TABLET (24 GRAMS) FOR EACH 1 GALLON CONTAINER
(ITHREE TABLETS (63 GRAMS) FOR FACH § GALLON
(S)FIVE TABLETS {105 ORAMS) FOR EACH 6 GALLON
{4)FOUR TABLETS (84 GRAMS) FOR BACH 1/2' OF CALIPER
MEASURED 14" ABOVE SOIL LEVEL FOR LARGER SIZES

REMOVE STAKES AND TRELLIS FROM VINES AND ESPALIERS AND
SECURE TO WALLS, FENCES AND POSTS AS PER DETAI

GROUND COVERS SHALL EXTEND BENEATH ALL TREES AND SHRUBS
TN PLANTER AREAS WITH GROUND COVERS INDICATED.

NOTE: WHENEVER NEW TREES ARE LOCF.?TED WITHIN FlVE IAIJFT OF

LACED \WITHI LINEAR RO 3 EFERRED
BARRIER IS MIN .085 THICK BLACK POLYETHYLENE MATERIAL
PLACED G SIDE OF THE WALL, CURS, BUILDING ETC

TWENTY-FOUR 1(24 INCHES DEEP AND A'LENGTH OF TEN Fi
HE TREE. {——3 SYMBOL USED TO INDIGATE
ROCT BARRIER LOCATION(S)).

AGRONOMIC SOIL REPORT

THE LANDSCAPE CONTRACTOR MUST PROVIDE THE AGRONOMIG
SOIL REPORT AND RECOMMENDATIONS FOR SOIl. AMENDMENTS,
FERTILIZERS AND LONG TERM MAINTENANCE FROM A CERTIFIED

LABORATORY SUBMITTED TO THE CITY AT THE PRE-JOB MEETING.
ALL MATERIALS MUST BE ORGANIC USING GRO-POWER IN THE SOIL
TEST RECOMMENDATIONS PER THE PLANS,

THE SCIL ANALYSIS AND AGRONOMIC SOIL REPORT MUST BE
SUBMITTED TO THE CITY LANDSCAPE ARCHITEGT AT THE PRE-JOB
MEETIE@F EA)IZI'IPU%EST WCLUDE THE FOLLOWING:

PERCENTAGE OF ORGANIC MATTER

SOIL INFILTRATION RATE (DERIVED FROM SOIL TEXTURE /
INFILTRATION RATE TABLES

H AND TOTA SOLUBLE SALTS

ICRO-NUTRIENTS
MAGRO-NUTRIENTS
REGOMMENDATIONS FOR GRO-POWER 5-3-1 PLUS HUMATE AND
MYGORRHIZAE ORGANIC FERTILIZER

DIAL TOLL FREE

B 1-300- 422 - 4933
AT LERST TV DAYS
BEFBTIE VO G
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