CITY OF COSTA MESA
PUBLICATION

NOTICE IS HEREBY GIVEN that the Costa Mesa Zoning Administrator will render a
decision on September 25, 2025, or soon thereafter, on the following item:

Application No.: PMCP-25-0006

Applicant/Agent: Rooted Pilates/Julie Harlow

Site Address: 1525 Mesa Verde Dr E #215

Zone: Local Business District (C1)

Description: Zoning Application PMCP-25-0006 is a request for a Minor Conditional Use
Permit to allow a parking deviation for a proposed pilates studio (“Rooted Pilates”) to
operate in a multi-tenant shopping center (“Mesa Verde Plaza”). The proposal includes
unique operating characteristics such as one-on-one and small group sessions and offset
hours of operation, from 6 AM to 11 AM and 5 PM to 7 PM on weekdays and 8 AM to 10
AM on weekends.

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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CITY OF COSTA MESA
ZONING ADMINISTRATOR STAFF REPORT

SUBJECT: Minor Conditional Use Permit PMCP-25-0006 for a parking
deviation to allow a proposed pilates studio use

SITE LOCATION: 1525 Mesa Verde DrE #215

APPLICANT: Julie Harlow/Rooted Pilates
OWNER: Mesa Verde Plaza
PLANNER: Gabriel Villalobos, Assistant Planner

714-754-5610 or gabriel.villalobos@costamesaca.gov

DECISION DATE: September 25, 2025

EXECUTIVE SUMMARY

The Minor Conditional Use Permit (PMCP-25-0006) application requests a parking
deviation to allow a proposed pilates studio (“Rooted Pilates”) to operate in a multi-tenant
shopping center (“Mesa Verde Plaza”). The proposal includes unique operating
characteristics such as one-on-one sessions and offset hours of operation, from 6:00
AM to 11:00 AM and 5:00 PM to 7:00 PM on weekdays and from 8:00 AM to 10:00 AM
on weekends.

RECOMMENDATION:

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

DECISION:

The Zoning Administrator will make a decision on September 25, 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 submitthem
in writing to Assistant Planner Gabriel Villalobos priorto Noon on Thursday, September
25, 2025, at gabriel.villalobos@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 1525 Mesa Verde Dr E #215 | Application Number | PMCP-25-0006

Request Minor Conditional Use Permit PMCP-25-0006 for a parking deviation request to allow a new Pilates

studio use in a multi-tenant shopping center.

CEQA Section 15301 (Class 1) - Existing Facilities

Final Action Zoning Administrator

SUBJECT PROPERTY

Zoning District Local Business District (C1)

General Plan Land Use General Commercial

Designation

Lot Dimensions 272'x470'

Lot Area 126,324 square feet (2.9 acres)

List of Approved Plans/Land ZA-06-53 (Minor conditional use permit for OC Tae Kwon Do)

Use Entitlements ZA-10-51 (Minor conditional use permit for parking deviation for entire plaza)
ZA-17-03 (Minor conditional use permit for Musika studio)

ZA-18-01 (Minor conditional use permit for ArtSteps studio)
PA-18-12 (Conditional use permit for Legacy escape room)

Existing Development Multi-tenant shopping center known as Mesa Verde Plaza, consisting of an
approximately 62,400-square-foot, two-story commercial building with 45 tenant
suites and 199 surface parking lot spaces. Suite 215 is approximately 1,358-square-
feet and is currently vacant.

SURROUNDING PROPERTY

Zoning District General Plan Land Use Existing Development:
Designation
North General Business District (C2) General Commercial Residential
Shopping Center District (C1-S)
East Local Business District (C1) General Commercial Commercial
South Local Business District (C1) General Commercial Residential
Multiple-Family Residential (R3) | High Density Residential
West Multiple-Family Residential (R3) | High Density Residential Residential
DEVELOPMENT STANDARDS COMPARISON
Development Standard Required/Allowed Proposed/Provided ‘
C1 Dev. Standard
Building Height 2 stories/30 feet 2 stories/30 feet
Setbacks:
Front 20 feet min. 75 feet
Side (left/ right) 0 feet/15 feet 0 feet/15 feet
Rear 0 feet 5 feet
Parking 182! 199
Floor Area Ratio (FAR) 0.2-0.75 max. 0.47
" Approved through ZA-10-51, based on adjusted rates specified in this application
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SETTING:

The project site is located within the Mesa Verde Plaza on a 2.9-acre parcel at the
southeastern corner of Mesa Verde Drive East and Harla Avenue. The subject property
is zoned C1 (Local Business District) and has a General Plan land use designation of
General Commercial. Properties abutting the project site are zoned PDC (Planned
Development Commercial) across Mesa Verde Drive East to the north, R3 (Multiple-
Family Residential) across Harla Avenue to the west, C1 to the east, and C1 and R3 to
the south; the existing uses on the surrounding properties correspond to the zoning of
the sites. The property has two points of ingress and egress off Mesa Verde Drive East.

The site is developed with a one- and two-story multi-tenant commercial building with
approximately 48 tenant spaces and 199 on-site parking spaces. The estimated gross
floor area of the entire center is approximately 62,400 square feet. For the purposes of
this staff report and parking deviation analysis, the estimated net floor area of 58,208
square feet will be used to account for each tenant space considered. Existing uses
include restaurants, offices, medical offices, fitness and art studios, and an escape
room. The proposed pilates studio use will occupy an existing 1,358-square-foot suite
(Unit 215) located on the second floor of the multi-tenant building.
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BACKGROUND:

Entitlement History

On September 7, 2006, the Zoning Administrator approved Minor Conditional Use
Permit ZA-06-53, a request to deviate from shared parking requirements for a martial arts
studio (OC Tae Kwon Do). The approval for the martial arts studio includes hours of
operation Monday through Friday from 4 PM to 10 PM, with no restrictions on weekends.
The project was conditioned to allow five parking spaces for the use to accommodate
staff.

On December 9,2010, the Zoning Administrator approved Minor Conditional Use Permit
ZA-10-51, a request to deviate from shared parking requirements at the Mesa Verde
Plaza. The request involves adjusted parking rates that would more directly correlate to
the actual parking demand of the center. The approved MCUP updated the parking ratios
applied to land uses at the project site and specifically adjusted parking rates for the
center’s retail, office and restaurant uses. Further detail is provided below, in the parking
analysis section included in this report. Other uses not listed as part of the updated
parking ratios are intended to use the parking ratios as established in Section 13-89 of
the Costa Mesa Municipal Code (CMMC). This planning application resulted in an overall
revised parking demand of 176 cars for the site.

On March 23, 2017, the Zoning Administrator approved Minor Conditional Use Permit
ZA-17-03, a request to deviate from shared parking requirements for a music studio
(Musika Studio). The approval for the music studio includes hours of operation Monday
through Friday from 2:30 PM to 8:30 PM, and Saturdays and Sundays from 11:00 AM to
4:00 PM. The report allows for seven parking spaces for the use to accommodate staff.
The approved report and conditions can be found at the link below:

e March 23, 2017 Zoning Administrator Decision

On March 22, 2018, the Zoning Administrator approved Minor Conditional Use Permit
ZA-18-01, a request to deviate from shared parking requirements for a fine art instruction
studio (ArtSteps, Inc.). The approval for the art studio includes hours of operation Monday
through Friday from 8:30 AM to 10:00 AM, 4:00 PM to 5:00 PM, and 5:15 PM to 6:45 PM,
and Saturdays from 9:00 AM to 10:30 AM, 11:00 AM to 12:00 PM, 1:00 PM to 2:30 PM
and 3:00 PM to 4:00 PM. The approval includes a condition limiting the number of driving
occupants to five at any given time. The approved report and conditions can be found at
the link below:

e March 22, 2018 Zoning Administrator Decision
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On May 31, 2018, the Planning Commission voted 4-0 to approve Conditional Use Permit
PA-18-12, a request to operate an escape room use (Legacy Escape Rooms) within an
existing 1,262-square-foot tenant space. The request included a conditional use permit
to operate the escape room and a Minor Conditional Use Permit to allow a parking
deviation. A conditional of approval was included limiting the number of participants to
nine at any given point.

A detailed description of the previously approved use is provided in the May 31, 2018,
Planning Commission Agenda Report linked below. The meeting minutes and video are
also linked below:

e PA-18-12 Planning Commission Agenda Report
e May 31,2018 Planning Commission Minutes
e May 31,2018 Planning Commission Video

REQUEST:

This Minor Conditional Use Permit (MCUP) application is a request for a parking deviation
to allow for a pilates studio use (“Rooted Pilates”) located at 1525 Mesa Verde Dr E, Unit
215. The proposed pilates studio involves the use of specialized pilates equipment for
the purpose of physical fitness training and rehabilitation. The proposed use would be
considered a “studio” use as categorized in land use #142 of the city’s land use matrix
table in Section 13-30 of the CMMC and is considered a permitted use in the C1 zone.
Pursuant to Section 13-89 of the CMMC, health clubs (physical fitness facilities/studios)
include a parking requirement of 10 spaces per 1,000 square feet. The increase in
required parking necessitates the processing of this MCUP to allow a parking deviation
request for the proposed pilates studio use to operate at a lower parking ratio.

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.
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DESCRIPTION:

Pilates Studio Use

As described in the attached project description letter, the applicant is proposing to
operate a pilates studio on a limited basis, providing one-on-one and small group
sessions with one instructor. The proposed hours of operation for the pilates studio would
be from 6:00 AM to 11:00 AM and 5:00 PM to 7:00 PM Monday through Friday and from
8:00 AM to 10:00 AM on Saturday and Sunday. The proposal would include one-on-one
pilates instruction for up to two clients at any given time and occasional small group
classes of up to three clients, with one instructor providing direction for 55-minute
classes. At most, there would be eight classes a day, with 5-minute intervals in-between
and a six-hour gap midday during peak demand hours for the commercial center in which
the project is to be located in. All classes would be required to be scheduled in advance,
eliminating the possibility for walk-in clients to attend classes and providing a control to
limit the number of attendees at any given time.

There are currently no tenant improvements proposed to accommodate the new pilates
studio use and only the required pilates equipment will be added to the existing tenant
space to include raised mats, pilates reformers, resistance bands and stability balls. There
are no other uses proposed as part of this application and the services will be limited to
those included in the provided project description letter.

ANALYSIS:
Parking Demand

As mentioned above, there have been several prior approvals for parking deviations
at the subject property. Mesa Verde Plaza has an adjusted parking rate that is applied
to the entire center approved under MCUP ZA-10-51 as shown below in Figure 2. The
adjusted parking rate applies to retail, office and restaurant uses only. All other uses
are subject to the Zoning Code's parking requirements or the conditions of approval
for their specific parking deviation.

Figure 2: Adjusted Parking Ratios
Parking ratios are adjusted for retail, office, and restaurant uses only for
Mesa Verde Plaza. The parking requirements are as follows:
Retail 3 spaces per 1,000 SF

Office (includes medical) | For first 1,000 SF:
2.5 spaces per 1,000 sq.ft.

For > 1,000 SF:
3 spaces per 1,000 SF

Restaurant For first 3,000 SF:
8 spaces per 1,000 sq.ft.

For > 3,000 SF:
10 spaces per 1,000 SF




PMCP-25-0006
Page 8 of 26
September 25, 2025

Based on the provided tenant list for the center, it is calculated that there is
approximately 13,851 square feet of retail space, 8,747 square feet of office and
medical space that is less than 1,000 square feet, 21,085 square feet of office and
medical space that is greater than 1,000 square feet, 6,474 square feet of restaurant
space, and 8,051 square feet of space for a use not listed in Figure 2, totaling 58,208
square feet. As described in the table included in Figure 3 below, retail spaces are
estimated to account for 41 parking spaces, office and medical under 1,000 square
feet for 21 parking spaces, office and medical above 1,000 square feet for 63 parking
spaces, restaurants for 51 parking spaces, and other unlisted uses for 39 parking
spaces. Based on the parking rates established through ZA-10-51, the total parking
demand for the site with the proposed pilates studio use included would total 215
parking spaces for a site with only 199 parking spaces available.

There are four other businesses currently operating at the subject property that have
previously approved parking deviations. Those uses include a martial arts studio ("OC
Tae Kwon Do"), an art studio ("ArtSteps, Inc.”), a music studio (“Musika Studio”), and an
escape room (“Legacy Escape Room”). As shown in the table included in Figure 3
below, these other uses would account for the remaining total of 39 parking spaces, as
each use has been conditioned to limit parking based on their respective parking
deviation approval. Specifically, OC Tae Known Do is allotted five spaces, ArtSteps is
allotted five spaces, Musika studio is allotted seven spaces and Legacy Escape Room
is allotted 18 as they have since expanded to occupy two suites. The proposed pilates
studio would assume the remaining 4 parking spaces to accommodate the instructor
and at most, three clients per session.

Figure 3: Parking Demand based on Adjusted Ratio

PARKING REQUIREMENT FOR PILATES STUDIO
Total Provided Parking at Mesa Verde Plaza 199
Required Parking for uses approved through ZA-10-51 176
Additional Required Parking for Higher Intensity Uses 39
Total Overall Required Parking with Pilates Studio 215

As shown above, the center would be overparked when considering the raw data based
off the set parking ratios and net floor area. To provide justification for this requested
parking deviation, the city's shared parking calculator was utilized to determine parking
demand based by hour during weekdays and weekends. As provided in the shared
parking calculator worksheet included as an attachment to this report and in Figure 4
listed below, the various uses and floor area data were inputted into the calculator and
determined to generate peak parking demand during the hours of 11:00 AM to 3:00 PM
on weekdays. Weekends were determined to not have any peak parking demand above
the number of existing spaces. Based off the provided tenant list included as an
attachment to this staff report, each business at the subject property was categorized into
their appropriate classification to include 17,726 square feet of office space under
100,000 square feet, 12,106 square feet of medical office space, 13,851 square feet of
retail space, 6,474 square feet of restaurant space. As shown in the provided tenant list,



PMCP-25-0006
Page 9 of 26
September 25, 2025

all restaurant uses within the commercial center are less than 3,000 square feet in area
but have a public area greater than 300 square feet, as such, the parking ratio of 10
spaces per 1,000 square feet of gross floor area was applied pursuant to Table 13-89 of
the CMMC. The other uses not listed were not inputted into the calculator and only the
total parking demand generated of 39 parking spaces was factored for each hour based
on their approved hours of operation.

Figure 4: Shared Parking Analysis

Use Office Medical Retail Restaurant  Available
<100,000 Office (15t 3k)? Parking
SF?

Square feet | 17,726 SF 12,106 SF 13,851 SF 6,474 SF 199

Weekday

6 AM 2.13 2.18 0.00 0.00 194.69

7/ AM 14.18 14.53 4.43 1.29 164.56

8 AM 44 .67 45.76 9.42 3.24 95.91

9 AM 65.94 67.55 22.16 6.47 36.87

10 AM 70.90 72.64 36.01 12.95 6.50

11 AM 70.90 72.64 45.99 19.42 -9.95

Noon 63.81 65.37 50.97 32.37 -13.53

1 PM 63.81 65.37 52.63 45.32 -28.14

2 PM 68.78 70.46 50.97 38.84 -30.05

3 PM 65.94 67.55 49.86 38.84 -23.20

4 PM 54.60 55.93 45.99 32.37 10.12

5PM 33.32 34.14 41.55 45.32 44.67

6 PM 16.31 16.71 43.22 58.27 64.50

7/ PM 4.96 5.08 47.09 64.74 77.12

Per Table 13-89, office parking rate of 4 spaces/1,000 SF applied

2Per Table 13-89, restaurant parking rate of 10 spaces/1,000 SF applied (all restaurants less than 3,000 SF)

As shown in the table above, the conflicts based on the estimated peak parking demand
by hour start at 11:00 AM and end around 3:00 PM on weekdays. All businesses are
accounted for in this table, other than the four previously mentioned in this report having
their own approved parking deviations. Of those uses, only Musika studio has approval
to operate during the peak demand time with hours of operation starting at 2:30 PM. The
proposed pilates studio would include hours of operation from 6:00 AM to 11:00 AM and
from 5:00 PM to 7:00 PM, when there is surplus parking available. Per the table above,
the 10:00 AM hour has the least amount of surplus parking available with approximately
6.50 parking spaces. None of the other unlisted uses would be operational during this
hour, with ArtSteps being the only one that may have parking demand as they are
approved for a class from 8:30 AM to 10:00 AM, their approval states at least one or two
employees would be onsite throughout the day. It can be assumed that with the four
required spaces for the proposed pilates studio, along with two additional spaces for the
art studio, the available 199 parking spaces at the center would be able to accommodate
all uses on the property and there would be no substantial parking impacts created
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through the approval of this parking deviation request. During the evening hours that the
proposed pilates studio would be open between 5:00 PM and 7:00 PM, the surplus
parking per Figure 4 would be able to accommodate the required 39 spaces for all uses
not listed in the table.

Review Criteria & General Plan Conformance

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 compatible and harmonious with developments in the
same general area and would not be materially detrimental to other properties
in that adequate parking will be provided to accommodate the parking demand
of the center. The use will be entirely conducted within the tenant space and will
not generate noise, excessive traffic or other detrimental effects more than what
is typical for the surrounding area. The pilates classes primarily focus on low-
impact exercises that do not utilize heavy equipment or generate nuisances
through repetitive slamming of weights. The classes would focus on core and
stability exercises using specialized pilates equipment with one instructor and
low volume music, so no loud noises are expected to be generated from this
use. The project is conditioned to prohibit use of any loud speakers and to limit
the volume of music played during sessions to limit potential impacts to adjacent
businesses.

Specifically, because of the limited number of classes and the class sizes of no
more than three clients with one instructor, parking impacts are avoided as
conditioned in this parking deviation request. Classes will be scheduled outside
of peak demand hours when less businesses are operational which will help
mitigate potential nuisances to adjacent businesses. No parking impacts are
expected based adequate parking will be provided to accommodate the
parking demand of the center and there are no changes to the physical
development considered as part of this proposed use.

(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.

Granting the Minor Conditional Use Permit request for a parking deviation will
not be detrimental to the health, safety and general welfare of the public or
otherwise injurious to property or improvements within the immediate
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neighborhood in that all business activities will be conducted within the building
(underroof), and the use will not generate noise, odors, excessive traffic or other
detrimental effects on the adjacent businesses and surrounding area. The
proposed project has been reviewed by the applicable City departments,
including the Planning Division, Building Division, Public Works Department,
and Fire Department, to ensure safety issues are addressed. There are no safety
concerns with the proposed equipment to be incorporated as part of this fitness
studio use, as clients will be always monitored by a qualified instructor in a small
class setting. The existing parking lot and parking spaces are adequately
designed for automobile and pedestrian circulation.

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

Under CMMC Section 13-89 (Parking Required), the proposed 1,358-square-
foot pilates studio would require 13 parking spaces (10 spaces/1,000 square
feet). Based on the parking analysis included in this staff report, staff has
determined that parking impacts will be mitigated through the conditioning of
this use to limit hours of operation outside of peak demand hours and limit the
number of clients participating at any given time to three at most. If parking
shortages or other parking-related problems are discovered in the future,
Condition of Approval No. 7 requires the business operator to institute
appropriate measures necessary to minimize or eliminate the problem
including, but not limited to, modifying hours of operation for the business
and/or further limiting the number of persons within the suite. All other
performance standards are met as described in the development standards
table included at the beginning of this staff report. No increase in floor area or
changes to the physical layout of the center are proposed, as such no further
review is necessary for development standard compliance.

(4) Consistency with the General Plan and any applicable specific plan.

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

1. Policy LU-1.1: Provide for the development of a mix and balance of housing
opportunities, commercial goods and services and employment
opportunities in consideration of the need of the business and residential
segments of the community.

Consistency: The proposed pilates studio use will add to the variety of
commercial services provided in the immediate area by providing a
specialized fitness environment tailored to those seeking health and
wellness services to further their rehabilitation after physical therapy. The
one-on-one and small class size setting offer a unique setting geared
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towards providing individualized instruction that may not otherwise be
found in traditional class settings. This specialized service would benefit
the needs of the community, potentially including those residents living
across Mesa Veerde Drive at the senior living apartments.

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

Consistency: The proposed pilates studio use will be a new, unique
business that provides specialized health and wellness services to the
community. In addition, the proposed use can attract customers that could
benefit from some of the other goods and services provided at the subject
property and immediate 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 project-specific case limited strictly to the subject
property addressed as 1525 Mesa Verde Drive East, Unit 215. There are no
special considerations included as part of this proposal and nothing that would
be construed to be setting a precedent for future development. The proposed
use of a pilates studio is permitted by right in the C1 zone per the Citywide land
use matrix contained in Section 13-30 of the CMMC and the shared parking
analysis is permitted per Table 13-89 under “mixed use developments” and in
Section 13-89.5 of the CMMC. All requests made through this zoning application
are allowable under the City's regulations and no unpermitted deviations from
the code are proposed under this request.

FINDINGS:

Pursuantto CMMC Section 13-29(g)(2), Minor Conditional Use Permit findings, in order
to approve the project, the Zoning Administrator shall find that the evidence presented
in the administrative record demonstrates that the proposed project substantially
meets specified findings. Staff recommends approval of the request, based on the
following assessment of facts and findings.

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.

e Facts in Support of Finding: The proposed use is substantially compatible
with developments in the same general area and would not be materially
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detrimental to other properties within the area as the use is permitted in the C1
zone. Parking impacts will be avoided as the pilates studio is conditioned to
operate outside of peak demand hours for the commercial center when surplus
parking is available to accommodate the use. Additionally, the project is
conditioned to limit hours of operation and to limit the maximum number of
participants allowed in one session to no more than three to not exceed the
number of existing parking spaces available on the subject property at any
given time. The proposed use has also been conditioned to limit other possible
nuisances including noise generated from the use by limiting the use of loud
speakers and the volume of music played during hours of operation.

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 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 as no alterations are proposed to the exterior of the
commercial center or building in which the use is proposed. All use related
activities will be conducted within the building and potential impacts (noise,
traffic) have been conditioned to be mitigated to the greatest extent feasible.
The proposed use will only increase the site’s parking demand by four people
at any given time, as such, circulation issues should not occur as parking
impacts have been addressed as discussed in this staff report.

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 is consistent with the General Plan goals
and policies for the General Commercial land use designation as discussed
earlier in this staff report. The proposed use would be located within an existing
mixed use/commercial center and there are no proposed additions to the
building; as such, there is no change in land use intensity at the subject
property. In addition, based on the information available, the previous use of
the tenant space was an acting studio, which could be assumed to have a
similar trip generation to the proposed pilates studio. There are no previous
entitlements on record for the acting studio use, but the approval of this
application should allow for a daily trip generation below what the typical
studio generates based on the conditions of approval as included in this
parking deviation request.
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As stated in the General Plan Land Use Element, the City's general commercial
land use designation is intended to “permit a wide range of commercial uses
that serve both local and regional needs.” The use is consistent with General
Plan policies related to providing a mixture of commercial goods, services, and
employment opportunities and encouraging new businesses that provide local
shopping and services. In addition, the proposed use is permitted by right in
the commercial zones.

California Environmental Quality Act (CEQA):

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) for
the permitting and/or minor alteration of Existing Facilities. This proposal includes
a permitted use in an existing multi-tenant commercial building with no increase
in floor area. The project is consistent with the applicable General Plan land use
designation and General Plan policies as well as with the applicable zoning
designation and regulations. 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.

Traffic Impact Fee:

The project is exempt from Chapter Xll, Article 3, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code under Section 13-
276(a)(2) as the project does not increase the building footprint or suite’s gross
floor area, does not change the use on the lot where construction takes place (such
as remodeling or rebuilding an existing structure), and does not increase peak
hour trip generation.

CONDITIONS OF APPROVAL (PMCP-25-0006):

General

1. The use shall be limited to the type of operation described in this staff
report: a pilates studio with a maximum number of three clients and one
instructor per session with hours of operation from 6:00 AM to 11,00 AM
and 5:00 PM to 7:00 PM on weekdays and 8:00 AM to 10:00 AM on
weekends. Any change in the operational characteristics including, but
not limited to, hours of operation, type of service provided, or class size
will require approval of an amendment to the minor conditional use
permit, subject to Zoning Administrator approval. The Planning
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Commission may 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 pilates studio use should limit the number of parking spaces used
at any given point to no more than four spaces to mitigate potential
parking impacts for the shared parking lot of the subject property.

A copy of conditions of approval for the minor conditional use permit
shall 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.
All uses shall be conducted within the tenant space and underroof.

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

The pilates studio must limit noise generated from the use to the
greatest extent feasible. All music played during operating hours must
be played at low volume to limit potential nuisances to adjacent
businesses. No loudspeakers or microphones are permitted for the
purpose of projecting one's voice. Any noise complaints generated from
this use must be addressed by the owner/operator as required by this
condition.

If parking shortages or other parking-related problems arise, the
business operator shall institute appropriate operational measures
necessary to minimize or eliminate the problem, including, but not
limited to, reducing class sizes and/or modifying hours of operation.
The applicant shall defend, indemnify, and hold harmless the City, its
elected and appointed officials, agents, officers and employees from
any claim, action, or proceeding (collectively referred to as
"proceeding") brought against the City, its elected and appointed
officials, agents, officers or employees arising out of, or which are in any
way related to, the applicant’s project, or any approvals granted by City
related to the applicant’s project. 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. City shall have the right to choose its
own legal counsel to represent the City's interests, and applicant shall
indemnify City for all such costs incurred by City.

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

10. The owner/operator must obtain a business license from the City of
Costa Mesa's Finance division prior to operation.

CODE REQUIREMENTS

The following list of State and local laws applicable to the project has been compiled
by staff for the applicant’s reference. Any reference to “City” pertains to the City of
Costa Mesa. The applicant is also required to comply with any other applicable State
and local laws not provided below.

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

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

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

4.  Permits shall be obtained for all signs according to the provisions of the
Costa Mesa Sign Ordinance.

Bldg. 5. Comply with the requirements of the most recent adopted California
Building Code, California Electrical Code, California Mechanical Code,
California Plumbing Code, California Green Building Standards Code,
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.
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6.

10.

Plans shall be prepared under the supervision of a registered California
Architect or Engineer. Plan shall be stamped and signed by the
registered California Architect or Engineer.

Maximum allowable area of change of occupancy shall be determined
in accordance with the applicable provisions of California Building Code
sec. 506.2.

Toilet compartments at least five percent of the toilet compartments, or
five percent of the combination of toilet compartments and urinals shall
be accessible. In addition, where six or more toilet compartments are
provided, or where the combination of urinals and water closets totals
six or more fixtures, ambulatory toilet compartments shall be provided.
Ambulatory accessible compartments shall have a depth of 60 inches
minimum and a width of 35 inches minimum and 37 inches maximum.
Prior to the Building Div. (AQMD) issuing a demolition permit contact
South Coast Air Quality Management District located at: 21865 Copley
Dr. Diamond Bar, CA 91765-4178 Tel: 909- 396-2000 Or Visit their web
site
http://www.costamesaca.gov/modules/showdocument.aspx?documen
tid=23381 The Building Div. will not issue a demolition permit until an
|dentification no.is provided By AQMD

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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PROJECT INFORMATION
APN. : 8543-019-034

ZONING :

EXISTING BUILDING AREA EV-1 3

NS
N

ADA PARKING RELOCATE

FIRST FLOOR AREA: 37,800.00 SQ. FT.

SECOND FLOOR AREA: 24,600.00 SQ. FT.

TOTAL FLOOR AREA: 62,400.00 SQ. FT.

LAND AREA: 132,196.43.00 SQ.FT.

LOT COVERAGE: 28 %

MARK | DATE DESCRIPTION

PARKING TABULATION: 4 PER 1,000 SQ.FT.

62,400 SQ. FT. /4 =249 REQUIRED STALLS

PARKING PROVIDED: 6 ACCESSIBLE STALLS (1 VAN PROJECT NO: o
ACCESS'BLE CAD DWG HLE MESA VERDE EAST.DWG
5- ACCESSIBLE)
145 STANDARD STALLS DRAWN BY: ki
48 COMPACT STALLS A CHKD B 1
TOTAL PROVIDED: 199 STALLS
COPYRIGHT:
TYPE OF CONSTRUCTION: TYPE V-B SPRINKLERED
SHEET TITLE

EXISTING SITE PLAN

SHEET SHEET INDEX OF TOTAL SHEETS

0 EXISTING SITE PLAN 3 A L SHE e A-01
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