
CITY OF COSTA MESA 
PUBLICATION  

 
 
NOTICE IS HEREBY GIVEN that the Costa Mesa Zoning Administrator will render a 
decision on October 16, 2025, or soon thereafter, on the following item: 
Application No.: PMCP-24-0023 
Applicant/Agent: PNK, LLC/ Jim Fitzpatrick 
Site Address: 3505 Cadillac Ave, #O110 
Zone: Planned Development Industrial (PDI) 
Description: Minor Conditional Use Permit PMCP-24-0023, for a parking deviation and 
individual and group counseling services within an existing 3,715 square-foot office 
space. Individual counseling will occur between 9:00 am to 6:00 pm. Group counseling 
will occur from 6:00 pm to 7:00 pm. Clients will primarily be transported to the business 
via a company shuttle van. This item was continued from the May 29, 2025, Zoning 
Administrator decision date. 
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-24-0023 for an Individual 

and Group Counseling Center 
 
SITE LOCATION:  3505 Cadillac Avenue, Suite O110 
 
APPLICANT:  Jim Fitzpatrick 
 
OWNER:  PNK, LLC 
 
PLANNER:   Caitlyn Curley, Assistant Planner 

           714-754-5692 or caitlyn.curley@costamesaca.gov 
 
DECISION DATE:  October 16, 2025 
 
 
EXECUTIVE SUMMARY 
 
The applicant requests to operate California Treatment Collective, a behavioral health 
provider offering individual and group counseling, as well as life skills classes for adult 
men. As part of this proposal, the applicant is requesting a deviation from standard 
parking requirements. The facility is not a medical or detox center but focuses on 
therapeutic services to support mental health and personal development. To minimize 
parking demand, most clients are expected to arrive via a shuttle service, with a maximum 
of 21 individuals on-site at any given time, including staff and clients. 
 
This item was continued from the May 29, 2025, Zoning Administrator decision date to 
allow time additional time to address the property association’s comments regarding the 
proposed business. Since that date, the association has formally issued its approval of the 
applicant’s business. 
 
RECOMMENDATION: 
 
Staff recommends that the Zoning Administrator approve the application based on the 
report, findings of fact, and subject to the conditions of approval.  
  

CITY OF COSTA MESA 
ZONING ADMINISTRATOR STAFF REPORT  
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DECISION: 
 
The Zoning Administrator will make a decision on October 16, 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 Assistant Planner Caitlyn Curley prior to Noon on Thursday, October 16, 
2025, at caitlyn.curley@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 3505 Cadillac Ave, Suite O110 Application Numbers PMCP-24-0023 
Request Minor Conditional Use Permit PMCP-24-0023 and parking deviation to allow individual and group 

counseling services within an existing 3,715 square-foot office space. Individual counseling will 
occur between 9:00 am to 6:00 pm. Group counseling will occur from 6:00 pm to 7:00 pm. Clients 
will primarily be transported to the business via a company shuttle van. 

CEQA Section 15301 (Class 1) – Existing Facilities 
Final Action Zoning Administrator 

 
SUBJECT PROPERTY 

Zoning District PDI (Planned Development Industrial) 
General Plan Land Use 
Designation   

Industrial Park 

Lot Dimensions 500 feet x 1,100 feet 
Lot Area 2,614 square feet (subject parcel), 13.9 acres (Cambridge Park) 
List of Approved Plans/Land 
Use Entitlements  

ZE-80-160 (Original entitlement) 
PA-97-50 (Conditional Use Permit for a church in Suite G3) 
PA-06-12 (Amendment to PA-97-50 to expand church in Suites G3, G4 and G5) 
ZA-15-041 (Minor Conditional Use Permit for group counseling in Suite O109) 

Existing Development Industrial Park known as Cambridge Park, consisting of 64 condominium units 
totaling 227,949 square feet of gross floor area. Suite O101 is approximately 3,715 
square-feet and is currently used as an office.  

 
SURROUNDING PROPERTY 

 Zoning District General Plan Land Use 
Designation 

Existing Development: 

North Industrial Park (MP) Industrial Park Industrial Building 

East Industrial Park (MP) Industrial Park Industrial Building 
South N/A N/A Interstate 405 Freeway 
West N/A N/A Santa Ana River 

 
DEVELOPMENT STANDARDS COMPARISON 

Development Standard Required/Allowed 
PDI Dev. Standard 

Proposed/Provided 

Building Height 2 stories/31 feet1 2 stories/31 feet 

Setbacks:   
    Front 25 feet min.1 25 feet 
    Side (left/ right) Varies1 Varies (50 feet min.) 
    Rear 50 feet1 50 feet 
Landscape Setback – front  25 feet1 25 feet 
Parking 6342 6901 

Floor Area Ratio (FAR) 0.2 – 0.75 max. 0.376 
1 Approved through ZE-80-160 
2 Per operating characteristics established for PA-97-50, PA-06-12, ZA-15-041 and PMCP-24-0023 
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SETTING: 
 
The subject property is an approximately 3,715 square-foot condominium property 
located within the Cambridge Park industrial complex, which sits on the west side of 
Cadillac Avenue. The subject property has a General Plan Land Use Element 
designation of Industrial Park, and a Zoning designation of Planning Development 
Industrial (PDI). Properties to the north and east are designated Industrial Park and 
contain industrial and office uses. The Interstate 405 Freeway abuts the property to the 
south and the Santa Ana River abuts the property to the west. Cambridge Park includes 
64 industrial condominium units totaling approximately 227,949 square feet with 690 
surface parking spaces. Figure 1 shows the location of the subject development and 
suite. 
 

Figure 1: Vicinity Map 

 

Subject Development 
(Cambridge Park) 

Subject Suite 
(Suite O110) 
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BACKGROUND: 
 
Original Entitlements 
 
The original entitlements for Cambridge Park were approved in 1981, under Conditional 
Use Permit ZE-80-160 and Rezone R-80-10. The entitlements approved a 227,949 square 
foot industrial condominium development with 690 surface parking spaces. When 
approved, a Variance was also issued to not provide the required landscape setbacks 
along the I-405 and Santa Ana River bike trail. 
 
Originally, uses in Cambridge Park were distributed into three categories: office, 
industrial, and technology. Office uses were only permitted in Buildings M, P, and O, 
while industrial and technology uses were distributed among the other buildings. As seen 
in Table 1, the total original parking demand for the development was 592 spaces, which 
resulted in a parking surplus of 98 spaces. 
 

Table 1: Original Use and Parking Distributions for Cambridge Park Center 
Use Floor Area Parking Rate Required Parking 

Office 79,600 sq. ft. Office1 319 spaces 
Industrial/Technology 148,349 sq. ft. Industrial2 273 spaces 
Total Parking Required: 592 spaces 
Total Parking Provided: 690 spaces 
Original Parking Surplus: 98 spaces 
1 4 spaces per every 1,000 square feet of gross floor area 
2 3 spaces per 1,000 square feet of gross floor area for the first 25,000 square feet of building; 2 spaces 
per 1,000 square feet of gross floor area between 25,000 and 50,000 square feet of building; and one and 
one-half spaces per 1,000 square feet of gross floor area over 50,000 square feet of building area. 

 
 
Existing Parking Deviations 
 
There are three existing entitlements in Cambridge Park that impact parking. The first is 
a Conditional Use Permit (CUP), PA-97-50, for St. Barnabas Orthodox Church in Suite G1. 
The CUP established a parking demand of 57 parking spaces, which was based on the 
parking requirements outlined in Costa Mesa Municipal Code (CMMC) Table 13-89 for 
churches, which is “1 space for every 35 square feet of seating area if there are no fixed 
seats.” Church services and other activities were limited to the weekends and after 
business hours (5:00 p.m.) on weekdays. In 2006, St. Barnabas expanded their operations 
into the neighboring Suites G4 and G5 under an amendment to the existing CUP, PA-06-
12. Since the expansion did not increase the seating area, the code-required parking did 
not increase. However, the subsequent entitlement did include a small administrative 
office that would operate during business hours on weekdays. 
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The third entitlement was for an individual, family and group counseling business in suite 
O109, approved in 2016 under Minor Conditional Use Permit, ZA-15-41. Group 
counseling was limited to operating after 6:00 p.m. and Saturday mornings, when most 
businesses were closed. This business was conditioned so that its actual parking demand 
would not exceed its allotted eight parking spaces during regular business hours.  After 
taking into consideration these approvals, the center maintains a total of 56 surplus 
parking spaces (described in Table 3 below).   
 
REQUEST: 
 
The applicant requests to operate an individual and group counseling business, 
California Treatment Collective. California Treatment Collective is a behavioral health 
provider offering therapeutic services with a mission of restoring health, well-being, and 
hope to client’s lives. The business is a smaller program operating in Southern California 
serving adult men.  
 
Pursuant to Zoning Administrator Determination Number 08-5, individual counseling 
services are classified as “general office” uses, which are permitted within the Industrial 
Park (MP) zone subject to approval of a Minor Conditional Use Permit (MCUP). Group 
counseling is listed under item 37 of the Citywide Land Use Matrix (CMMC Table 13-30) 
and are likewise allowed in the MP zone with an approved MCUP. The proposed life skills 
classes are similar in nature and operation to the individual and group counseling 
components and may be evaluated accordingly. 
 
Although the subject site, Cambridge Park, is located in the Planned Development 
Industrial (PDI) zone, permitted uses are governed by the associated master plan. The 
Cambridge Park Master Plan does not specifically identify counseling services among its 
permitted uses. However, it does allow “all permitted uses in the Industrial Park (MP) 
zone” and conditionally allows “other uses which the Planning Commission determines 
to be consistent with subject development.” As such, both individual and group 
counseling services may be permitted at this location with an approved MCUP. 
 
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 
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evaluated on its unique merits to ensure it aligns with the City's development 
standards. 
 
DESCRIPTION: 
 
Services Offered 
 
California Treatment Collective is a behavioral health provider offering therapeutic 
services. They are a smaller program serving adult men within Southern California. Each 
client is assigned a dedicated therapist and case manager to assist them on their path to 
restoring health, well-being, and hope to their lives. The program is tailored to each 
client’s specific needs and circumstances to assist them in achieving their life goals. 
 
Services offered include individual and group counseling and individual and group-life 
skills classes and only outpatient treatment is offered.  The proposed establishment is not 
a medical facility; it will not provide detoxification services, medication distribution, or 
drug testing. Instead, the business will offer individual and group counseling, along with 
life skills classes designed to enhance personal development. These classes will cover 
areas such as problem-solving, communication, critical thinking, self-awareness, 
teamwork, stress management, resume building, and personal finance. Smoking will be 
permitted only in a designated outdoor area, situated away from any operable windows, 
as illustrated in Figure 2 below. 
 

Figure 2: Designated Smoking Area Location 

 
 

Site Plan 

 
 

Google Street View 
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The proposed suite will consist of four administrative offices, four individual counseling 
offices, a breakroom, a conference room, a group counseling room, accessible 
bathrooms, and storage and utility closets. The conference room will be used for staff 
meetings and, to a lesser degree, for clients to study independently or to divide group 
counseling sessions into two smaller groups. There will be no tenant improvements 
within the suite. Figure 3 depicts the floor plan for the business. 
 

Figure 3: Floor Plan 

 
 
 
Schedule of Services 
 
As shown in Table 2, group counseling and life skills classes will occur from 6:00 p.m. to 
6:50 p.m., after most businesses in the development have closed. Individual counseling 
and life skills classes will occur throughout business hours between 9:00 a.m. and 3:30 
p.m. and from 5:00 p.m. to 5:50 p.m. Staff will be present throughout the day from 8:00 
a.m. until 8:00 p.m. Telehealth appointments will also be offered during the operating 
hours established above. 
 

Table 2: Schedule of Services Matrix 
Hours Service Total No. of 

Clients 
Total No. of 
Employees 

8:00 a.m. – 9:00 a.m. Staff Arrival 0 2 
8:45 a.m. Client/Staff Arrival 1 – 4 2 – 4 
9:00 a.m. – 3:30 p.m. 1:1 Sessions 1 – 4 7 
9:00 a.m. – 3:30 p.m. Client Arrivals/Departures Varies 7 
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4:00 p.m. – 5:00 p.m. Staff Administration 0 2 
5:00 p.m. – 5:50 p.m. 1:1 Sessions 1 2 
6:00 p.m. – 6:50 p.m. Group Session 2 – 8 2 
7:00 p.m. – 8:00 p.m. Staff Administration 0 1 

The business will accommodate a maximum of nine staff and 12 clients on-site at a time, 
for a total of 21 people, with a maximum of eight clients attending the group counseling 
sessions (Condition No. 2).  No more than two clients will be permitted to park a personal 
vehicle on-site at a time. This will be regulated by requiring staff permission for clients to 
take a personal vehicle to the business (Condition No. 3). All other clients will arrive at the 
business via shuttle van. The shuttle van will offer two sets of drop-offs and pick-ups 
throughout the day and the van can accommodate up to 12 people (one driver and 
eleven clients). Generally, the vans will pick up clients from their places of residence.  
Family, friends, and other non-client visitors will not be permitted on-site. 
 
ANALYSIS: 
  
Individual and Group Counseling Uses 
 
As discussed above, Zoning Administrator Determination Number 08-5 classifies 
individual counseling as a “general office” land use, which is permitted with an approved 
minor conditional use permit (MCUP) at Cambridge Park. Further, group counseling is 
also permitted with an approved MCUP at the site per the master plan and CMMC Table 
13-30 (Citywide Land Use Matrix).  As the individual and group life skills classes have the 
same operating characteristics and potential impacts as the individual and group 
counseling uses, they will be integrated into these two uses for the purposes of this 
analysis. 
 
The individual and group counseling uses are not expected to create an adverse impact 
on neighboring businesses. California Treatment Collective states they have an extensive 
code of conduct for their clients that they enforce. Further, all business activities will take 
place underroof and this entitlement is conditioned to prohibit clients from loitering 
throughout the property during their time at the businesses. Smoking will only be 
permitted at the designated smoking area (See conditions numbers 8 and 23). 
 
Further, as described previously, there is an existing individual and group counseling 
business operating within Cambridge Park, Pathways to Wellness. This business has been 
operating without any adverse impacts on the surrounding businesses since it was 
approved in 2016. There are no code enforcement cases on file for Pathways to Wellness. 
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Parking Deviation 
 
As noted above, the business will have a maximum of 21 persons on-site at a time, nine 
of whom will be staff and up to 12 of whom will be clients; a maximum of eight clients will 
attend the group counseling sessions. No more than two clients will be permitted to park 
a personal vehicle on-site at a time (Condition No. 3). The business will regulate this by 
requiring staff permission for patients to take a personal vehicle to the business. All other 
clients will arrive at the business via shuttle van. 
 
Suite O110 is parked at a rate of four spaces per every 1,000 square feet of gross floor 
area. Per CMMC 13-89 (Parking Required), individual counseling is parked at the same 
rate as office uses, and group counseling is parked at a rate of ten spaces per every 1,000 
square feet. The suite has a floor area of 3,715 square feet, which allocates 15 parking 
spaces to the business per the office parking rate, and that component therefore 
complies with the existing parking rate; however, the group counseling use requires 37 
parking spaces, which significantly exceeds the allotted parking spaces for the suite. 
 
Per CMMC 13-89.5 (Reduction in Parking Requirements), “Where it can be shown that the 
required parking for a nonresidential land use will substantially exceed the demand of 
the actual use, the zoning administrator may, by minor conditional use permit, allow a 
reduction in the amount of required parking.” This business has unique operating 
characteristics resulting in a parking demand of less than the parking provided for the 
suite. 
 
Group counseling will take place after 6:00 p.m., after most of the businesses are closed. 
Additionally, most, if not all, clients will be transported to the site via a company owned 
shuttle. After hours, the expected maximum parking demand is five spaces, while during 
business hours the maximum parking demand is 13 parking spaces. The breakdown of 
actual maximum parking demand is as follows: 
 

• One accessible parking space 
• One reserved shuttle van parking space 
• Two parking spaces for clients 
• Nine parking spaces for staff 
• Total demand of 13 parking spaces 
• Total of 15 spaces allocated to the suite 

 
Taking the subject business into account, the required parking demand for Cambridge 
Park increases to 669 parking spaces. Accounting for the existing and proposed parking 
deviations the onsite parking demand would be 634 parking spaces during normal 
business hours. Outside of normal business hours (after 5:00 p.m. and/or on weekends) 
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the parking demand is, at most, 117 parking spaces. Table 3 further describes the 
proposed parking conditions at the site1.  
 

Table 3: Parking Demand Scenarios for Cambridge Park with Proposed Use 
Scenario Use Parking Rate Parking 

Spaces 

 
Code-Required 

Office 4/1,000 SF 258 
Industrial See footnote 1 295 
Group Counseling 10/1,000 SF 59 
Church 1/35 SF of assembly area2 57 

Total Parking Required 669 
Parking Provided 690 

Surplus 21 

 
With Parking 

Deviations 

Office 4/1,000 SF 258 
Industrial See footnote 1 295 
Group Counseling 4/1,000 SF3 24 
Church 1/35 SF of assembly area2 57 

Total Parking Required 634 
Parking Provided 690 

Surplus 56 

 
Outside of 

Business Hours 

Group Counseling 10/1,000 SF3,4 59 
Church 1/35 SF of assembly area2,5 57 

Total Parking Required 116 
Parking Provided 690 

Surplus 574 
1 Industrial uses are parked at a rate of 3 spaces per 1,000 square feet of gross floor area for the first 25,000 
square feet of building; 2 spaces per 1,000 square feet of gross floor area between 25,000 and 50,000 
square feet of building; and one and one-half spaces per 1,000 square feet of gross floor area over 50,001 
square feet of building area. 
2 Per PA-97-50 and PA-06-12 
3 Group counseling uses are typically conditioned to use no more parking that is allotted by the 
development for that suite. The two group counseling uses are parked at a rate of 1 parking space per 
1,000 square feet of gross floor area. 
4 Pathways to Wellness is open on Saturdays. California Treatment Collective is not open on the weekends. 
5 St. Barnabas is open in the evenings and on weekends. 

 
The applicant has provided nine letters of support from other business owners in 
Cambridge Park attesting that there is an abundance of available parking at the site 
and expressing general support for California Treatment Collective operating at the 
property. 
 
 

 
1 It should be noted that the current use of some suites is unknown. In these cases, the parking rate 
established in the original entitlement was used for the calculations described herein. 
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GENERAL PLAN CONFORMANCE: 
 
The following analysis evaluates the proposed project’s consistency with applicable 
policies and objectives of the 2015-2035 General Plan. 
 
 
1. Policy LU-6.1: Encourage a mix of land uses that maintain and improve the City’s long-

term fiscal health. 
 

Consistency: The property has a General Plan Land Use Designation of 
Industrial Park, which is intended to apply to large districts that contain a variety 
of industrial and compatible office and support commercial uses. Individual 
and group counseling uses are appropriate in the Industrial Park Land Use 
Designation. 
 
The proposed individual and group counseling business will contribute to the 
mix of land uses in the district by diversifying the types of professional services 
offered while remaining compatible with surrounding office and light industrial 
activities. As conditioned, the business will operate in a manner that 
complements the existing mix of uses, helps activate underutilized space, and 
supports the City’s fiscal health through ongoing business operations and tax 
contributions. Therefore, the proposed use is consistent with Policy LU-6.1. 

 
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 compatible and harmonious with developments in the 
same general area and as conditioned, would not be materially detrimental to 
other properties within the area in that the use will be conducted within the 
building and will not generate noise, odors, excessive traffic, or other 
detrimental effects on the surrounding uses. The project site is surrounded by 
industrial uses to the north and east, the I-405 freeway to the south and the Santa 
Ana River to the west. The PDI zone and the development’s master plan allow 
individual and group counseling services with a minor conditional use permit. 
Further, the proposed individual and group counseling business is consistent 
with the uses in Cambridge Park. 
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(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 will not be detrimental to the health, 
safety and general welfare of the public or otherwise injurious to property or 
improvements within the immediate 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 surroundings. 
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 individual and group counseling business. The 
existing parking lot and parking spaces are adequately designed for automobile 
and pedestrian circulation. Additionally, the project site is an existing 
development, and this project is limited to a new use and is not proposing 
changes to the structures or parking lot. 

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

Under CMMC 13-89 (Parking Required), the proposed 3,715 square-foot 
individual and group counseling business would require 37 parking stalls. 
However, only fifteen parking stalls are allotted to the subject suite by the 
original entitlement. Under CMMC Section 13-85, an approved minor 
conditional use permit can be obtained for a deviation from parking 
requirements due to unique operating characteristics. In this case, the business 
would transport most group and individual counseling clients to the site via a 
shuttle; no more than two counseling clients will be permitted to park on-site. 
Additionally, group counseling will only take place after 6:00 p.m., when most 
neighboring businesses are closed. This results in a parking demand of 13 
spaces, which complies with the 15 allocated stalls. 

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

The proposed project is in conformance with the City of Costa Mesa General Plan.  
The Costa Mesa General Plan establishes 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 
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following analysis evaluates the proposed project’s consistency with applicable 
policies and objectives of the 2015-2035 General Plan: 
 
1. Policy LU-6.1: Encourage a mix of land uses that maintain and improve the 

City’s long-term fiscal health. 
 

Consistency: The property has a General Plan land use designation of 
Industrial Park which is intended to apply to large districts that contain a variety 
of industrial and compatible office and support commercial uses. Individual 
and group counseling uses are appropriate in the Industrial Park land use 
designation. 
 
The proposed individual and group counseling business is located in an area 
that includes a variety of industrial and professional office uses. The nature of 
the proposed individual and group counseling business, as conditioned, is 
compatible with professional offices and light industrial businesses.  

(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: 
 
Pursuant to 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.  
 
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 use, as conditioned, 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 use is substantially compatible 

with developments in the same general area and would not be materially 
detrimental to other properties within the area in that the business operations 
will be conducted within the building and will not generate noise, odors, 
excessive traffic or other detrimental effects on the surrounding uses. The site 
is improved with other existing office and industrial uses, and the individual 
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and group counseling business is compatible with the area. Further, the 
proposed business is consistent with the uses in Cambridge Park. There is one 
existing, permitted business that offers individual and group counseling at the 
project site. The proposed individual and group counseling business will 
transport most clients to the subject property via a shuttle; therefore, no 
incompatibility between this aspect of the proposed counseling business and 
existing uses are expected. The adjustment in the parking requirements is 
justified in that the business operations as proposed and conditioned would 
require less parking than other permitted uses allowed “by-right” at the same 
location. 

 
Finding: The proposed use and improvements 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 detrimental to the health, safety and general welfare of the public or 
otherwise injurious to property or improvements within the immediate 
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 surroundings. The proposed project 
has been reviewed by the applicable City departments, including the Planning 
Division, Building Division, Public Works, and Fire Department, to ensure safety 
issues are addressed. There are no safety concerns with the proposed 
counseling center, as conditioned. Additionally, there is no anticipated impact 
to parking or circulation. 

 
Finding: The proposed use, as conditioned, is consistent with the intent of the 
zoning code and General Plan land use designation and any applicable specific 
plan for the property. 
 
• Facts in Support of Finding: The proposed project is in conformance with the 

City of Costa Mesa General Plan in that the property has a General Plan land 
use designation of Industrial Park which is intended to apply to large districts 
that contain a variety of industrial and compatible office and support 
commercial uses. Individual and group counseling uses are also appropriate in 
the Industrial Park land use designation. 

  
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) for 
the permitting and/or minor alteration of Existing Facilities. The Project proposes 
a minor conditional use permit and deviation from parking requirements to 
operate an individual and group counseling business within an existing 3,715-
square-foot office space. No physical improvements to the existing office space 
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would result from the project.   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 XII, Article 3, Transportation System 

Management, of Title 13 of the Costa Mesa Municipal Code under exception two 
because it does not increase the building footprint or suite’s gross floor area, does 
not change the use on the lot where construction takes place, and does not 
increase peak hour trip generation. 

 
CONDITIONS OF APPROVAL (PMCP-24-0023): 
 

Plng. 1.  The use shall be limited to the type of operation described in this staff 
report:  An individual and group counseling office within Unit O110, with 
a maximum of 21 occupants (including all staff and clients) with clients 
seen by appointment only, Monday through Friday, 8 AM to 6 PM; and 
group counseling with a maximum of eight clients and two staff 
members, Monday through Friday, 6 PM to 7 PM. Any change in the 
operational characteristics including, but not limited to, increased 
occupancy or walk-ins, will require approval of an amendment to the 
minor conditional use permit, subject to Zoning Administrator approval. 
The applicant is reminded that Code allows the Planning Commission to 
modify or revoke any planning application based on findings related to 
public nuisance and/or noncompliance with conditions of approval [Title 
13, Section 13-29(o)]. 
 

 2.  Group counseling shall be limited to a maximum of eight clients and two 
staff members per shift. Group counseling sessions shall be limited to 
evening hours only, between 6 PM and 9 PM. 
 

 3.  A maximum of two clients shall be allowed to park on site any given time. 
Staff permission shall be required for clients to park on site. 
 

 4.  One of the fifteen allotted parking spaces for the unit shall be reserved for 
the shuttle van. This reserved space does not need to be permanently 
reserved or indicated by a sign. 
 

 5.  The location of group counseling shall be limited to those areas identified 
in the project plans provided by the applicant. 
 



PMCP-24-0023 
Page 17 of 20 
October 16, 2025 
 

 6.  Clients shall remain within Suite O110 and not loiter outside, with the 
exception of actively smoking within the designated smoking area or when 
utilizing the shuttle vehicle. 
 

 7.  Parking demand shall be limited to no more than fifteen parking spaces, 
including demand created by the company-owned shuttle vehicle. The 
shuttle vehicle shall not be parked on-site when counseling is not taking 
place. 
 

 8.  The applicant shall contact the Planning Division to arrange a Planning 
inspection of the site. This inspection is to confirm that the conditions of 
approval and code requirements have been satisfied. 
 

 9.  Any change in the operational characteristics of the use shall be subject to 
Planning Division review and may require an amendment to the conditional 
use permit, subject to either Zoning Administrator or Planning Commission 
approval, depending on the nature of the proposed change.  
 

 10.  The hours of operation shall be limited to Monday through Friday from 
8:00 a.m. to 9:00 p.m. The office shall be closed on the weekends. 
 

 11.  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. 
 

 12.   The applicant, the property owner and the operator (collectively referred 
to as “indemnitors”) shall each jointly and severally defend, 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 indemnitors’ joint and several 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. 

  
 13.   The use shall be conducted, at all times, in a manner that will allow the 

quiet enjoyment of the surrounding neighborhood.  The applicant 
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and/or business owner shall institute appropriate security and 
operational measures are necessary to comply with this requirement. 

  
 14.   If any section, division, sentence, clause, phrase or portion of this letter is 

for any reason held to be invalid or unconstitutional by a decision of any 
court of competent jurisdiction, such decision shall not affect the validity 
of the remaining provisions.  

  
 15.   A copy of the 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.  

  
 16.   The conditions of approval of Minor Conditional Use Permit PMCP-24-

0023 shall be blueprinted on the face of the site plan as part of the plan 
check submittal package.  
 

 17.  There shall be no overnight stays. 
 

 18.  All clients shall require an appointment to be seen.  
 

 19.  No employee or client or person picking up a client may park on any 
public street or any adjacent public or private property.  
 

 20.  All uses shall be conducted within the tenant space (underroof).  
 

 21.  Outdoor smoking is prohibited within 20 feet of any openable doors 
and/or windows of all adjoining businesses. Outdoor smoking shall occur 
only in designated smoking areas. 
 

 22.  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 group counseling sizes, number of group counseling 
groups and/or hours of the operation. 
 

Trans. 23.  The development shall not generate more than 22 total client trips 
(including 11 arrivals and 11 departures) via either client-owned vehicle 
or company-owned shuttle within a 24-hour period. Sessions shall be 
scheduled to account for this limit, and any exceedance of this limit will 
require immediate corrective action. The applicant shall maintain 
detailed trip logs, documenting all client arrivals and departures. These 
logs shall be made available for review by any authorized City official 
upon request. 
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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.  Street address shall be visible from the public street and/or shall be 
displayed on the freestanding sign. If there is no freestanding sign, the 
street address may be displayed on the fascia adjacent to the main 
entrance or on another prominent location. When the property has alley 
access, address numerals shall be displayed in a prominent location 
visible from the alley. Numerals shall be a minimum twelve (12) inches in 
height with not less than three-fourth-inch stroke and shall contrast 
sharply with the background. Identification of individual units shall be 
provided adjacent to the unit entrances. Letters or numerals shall be four 
(4) inches in height with not less than one-fourth-inch stroke and shall 
contrast sharply with the background. 
 

 4.  Construction vehicle standing, loading and unloading shall be 
conducted so as not to interfere with normal use of streets, sidewalks, 
driveways and on-site parking. 
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 5.  All freestanding and directional signs placed in proximity to a driveway 

or intersection shall be placed outside of the appropriate visibility 
triangle. 
 

Bldg. 6.  A building permit shall be obtained for all signs according to the 
provisions of the Costa Mesa Sign Ordinance. 
 

 7.  Comply with the requirements of the following adopted codes: 2022 
California Residential Code, 2022 California Building Code, 2022  
California Electrical Code, 2022 California Mechanical Code, 2022 
California Plumbing Code, 2022 California Green Building Standards 
Code and  2022 California Energy Code (or the applicable adopted, 
California Residential Code, California Building Code, California 
Electrical Code, California Mechanical Code, California Plumbing Code, 
California Green Building Standards and California Energy Code  at the 
time of plan submittal or permit issuance) and California Code of 
Regulations also known as the California Building Standards Code, as 
amended by the City of Costa Mesa. Requirements for accessibility to 
sites, facilities, buildings and elements by individuals with disability shall 
comply with chapter 11B of the 2022 California Building Code. 
 

 8.  The conditions of approval and ordinance or code provisions of PMCP-
24-0023 including subsequent amendments shall be blueprinted on the 
face of the site plan as part of the plan check submittal package when 
building permits are necessary. 
 

 9.  Plans shall be prepared by a California licensed Architect or Engineer.  
Plans shall be wet stamped and signed by the licensed Architect or 
Engineer prior to the issuance of building permits. 
 

Fire 10.  Equipment shall comply with California Building and Fire Code 
requirements, including, but not limited to, the requirement that 
equipment be approved by a recognized testing laboratory for the 
specific use. 
 

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

Bus. 
Lic. 

12.  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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• Not within 50 feet of Farmer’s Market 
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