
 

 
 
SUBJECT:  Minor Design Review (PMDR-25-0001) for a new two-story single-

family dwelling that with a second story that exceeds the area of 
the first floor. 

 
SITE LOCATION:  203 Palmer Street 
 
APPLICANT:  Jeffrey Leeper 
 
OWNER:  Jeffrey and Nicole Leeper 
 
PLANNER:   Froylan Garcia, Assistant Planner 

           714-754-4863 or froylan.garcia@costamesaca.gov 
 
DECISION DATE:  December 4, 2025 
 
 
RECOMMENDATION: 
 
Staff recommends that the Zoning Administrator approve Minor Design Review 
(PMDR-25-0001) based on the findings of fact and subject to the conditions of 
approval.  
 

DECISION: 
 
The Zoning Administrator will make a decision on December 4, 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 Froylan Garcia prior to noon on Thursday, December 4, 
2025, at froylan.garcia@costamesaca.gov, or by delivering them in person or via U.S. 
mail to the Economic and Development Services Department located at 77 Fair Drive, 
Post Office Box 1200, 92628-1200. 
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PLANNING APPLICATION SUMMARY 
Location 203 Palmer Street Application Number PMDR-25-0001 
Request Minor Design Review (PMDR-25-0001) for a new two-story single-family dwelling that with a second 

story that exceeds the area of the first floor. 
CEQA Exempt per CEQA Guidelines Section 15303 (Class 3) 
Final Action Zoning Administrator 

 
SUBJECT PROPERTY 

Zoning District R2-MD (Multiple-Family Residential District, Medium Density) 
General Plan Land Use Designation   Medium Density Residential 
Lot Dimensions Corner lot, approximately 65 feet X 127 feet 
Lot Area 8,280 square-feet (approximately 0.19 acre) 
List of Relevant Permits DR-86-28 – Development Review to legalize the conversion of a garage to a 

living unit and to construct a one-car carport behind an existing residence. 
Existing Development An existing single-family dwelling with attached one car garage and a detached 

accessory unit.  
 

SURROUNDING PROPERTY 
 Zoning District  General Plan Land Use 

Designation 
Existing Development:   

North (across 
Palmer Street) 

R2-MD Medium Density Residential Duplex 

East R2-MD  Medium Density Residential Single family dwelling  
South (across an 
alley) 

R2-MD  Medium Density Residential Duplex 

West (across 
Orange Avenue) 

R2-MD Medium Density Residential Multiple duplexes 

 
DEVELOPMENT STANDARDS 

 
R2-MD Standard Required/Allowed 

 
Proposed/Provided 

Building Height 
 27’ 26’-7” * 
Setbacks 
Front  20’ 20’ 
Side (left/right) 5’ / 10’ 5’ / 10’ 
Rear (public alley) 5’ 5’ 
Minimum Open Space 
 40%  

(3,244 square feet) 
50%  

(4,063 square feet) 
Parking (Main Unit) ** 

Garage 2 3 

Open 1 0 

Total: 3 3 

   

*Per CMMC Table 13-32, the maximum height is 27 feet or two stories, however, chimneys are able to be 29 feet in 
height. The proposed project includes a 29-foot chimney, the rest of the primary residence is 26’-7”. 
**The proposed project includes a main unit and an Accessory Dwelling Unit (ADU). Pursuant to CMMC Section 13-35 
(d)(15), parking is not required for ADUs.   
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LOCATION: 
 
The subject property is an approximately 0.19-acre parcel located at the southeast 
corner of Orange Avenue and Palmer Street. The subject property has a General Plan 
Land Use Element designation of Medium Density Residential and a zoning 
designation of Multiple-Family Residential District, Medium Density (R2-MD). 
Properties to the north (across Palmer Street), south, east and west (across Orange 
Avenue) are designated R2-MD and as shown below in Figure 1, Vicinity Map, contain 
residential uses. The property is not located within any of the City’s adopted Urban 
Plans or Overlay Districts.  
 

Figure 1: Vicinity Map 

 
 
SITE HISTORY 
 
Currently there are two existing units on-site, including an 1,824-square-foot main 
residence and a 487-square-foot detached accessory unit. Both are planned to be 
demolished as part of the proposed project. The detached unit was previously approved 
under DR-86-28, which legalized the conversion of a garage into a living space and 
permitted the construction of a one-car carport behind the main residence.  
 
 

Project Site 
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Proposed Project: 
 
The applicant proposes to demolish two existing units and to construct a new two-story 
single-family dwelling with detached garage, storage, and pool room. An Accessory 
Dwelling Unit (ADU) is proposed and is shown on plans abutting the public alley located 
on the second level above the proposed garages. Pursuant to State and local ADU 
regulations, the proposed detached ADU component of this project is not subject to 
Minor Design Review and will be reviewed separately for compliance with ADU 
regulations during plan check.  The proposed site plan is provided below as Figure 2.  
 

Figure 2: Site Plan 
 

 
 
The main residence is proposed to be 4,154 square-feet and would include four 
bedrooms and four bathrooms. The proposed dwelling includes a first floor to second 
floor ratio of 106% which exceeds the 100% allowed by the Residential Design 
Guidelines. The two proposed structures would share a similar contemporary farm house 
design with matching roof pitch, and windows that are consistent in design and scale. 
Architectural elements such as varied roof forms and strategic window placement are 
used to break up long, unarticulated facades.  
 
The proposed detached accessory structure would include a one-car garage, a second 
two-car garage, a storage closet, a pool room with attached full bathroom. An 1,183 
square-foot ADU is proposed above the garages and will consist of two-bedrooms, two-
bathrooms, and an internal stairway. Both garages will be accessed from the alley. 
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In addition to the construction of the new home and ADU, the project includes new on-
site improvements such as landscaping, an in-ground pool, and hardscape. Off-site 
improvements are proposed to include the removal the existing driveway approach on 
Palmer Street and the construction of a new sidewalk to meet City Standards.  
 
REQUEST: 
 
Per Costa Mesa Municipal Code (CMMC) Section 13-28(i)(1), in the R2-MD zone, any two-
story construction on a lot that results in two or fewer dwelling units or any second-story 
addition on a lot with more than two dwelling units that does not comply with any 
residential design guideline adopted by the City Council is subject to Minor Design 
Review. Per the residential design guidelines second-story floor areas including 
balconies should not exceed 100% of the first-story floor area. The applicant is requesting 
an increase in second-story floor area which exceeds 100% of the first-story floor area.  
 
Pursuant to the CMMC, approval of a Minor Design Review application by the Zoning 
Administrator is subject to meeting the purpose and intent of the residential design 
guidelines, land use compatibility and compliance with applicable Review Criteria.  
 
Standard review 
 
To approve a minor design review application under CMMC Section 13-29(g) (14) (a-c), 
the proposed development must meet specific criteria. The project must comply with the 
Costa Mesa Zoning Code and residential design guidelines intent, ensuring compatibility 
with the surrounding neighborhood. The design provides appropriate site planning, 
open space, landscaping, and varied architectural features to reduce visual mass. Two-
story elements are designed with offsets and transitions to minimize visual impacts on 
nearby single-story homes. 
 
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. 
 
ANALYSIS 
 
The proposed residence is a two-story, single-family home with a second floor that is 
approximately six percent (128-square-feet) larger than the first floor because of the 
inclusion of a 262-square-foot second floor balcony at the rear of the main residence. The 
intent of the requirement is to ensure that residential construction does not have a top-
heavy appearance. Although the second-to-first-floor ratio exceeds the guideline, the 
overall design complies with the intent of the City’s Residential Design Guidelines in that 
the project is designed with architectural features and balconies with overhangs at the 
rear of the main residence which help to reduce the appearance of mass. 
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The architecture incorporates a variety of roof pitches, offsets, and materials that minimize 
the visual massing of the structure and prevent a top-heavy appearance. As a corner lot, 
the home provides enhanced articulation and visual interest on both street frontages, 
including a covered entryway along Palmer Street and changes in depth along Orange 
Avenue. These elements, along with the integration of balconies and window groupings, 
ensure that there are no long, unbroken façades facing the public right-of-way or 
adjacent properties. 
 
The second-story massing primarily extends due to the inclusion a covered balcony and 
an approximately 60-square-foot overhang of the second floor at the rear of the main 
residence. In terms of livable square footage, the first floor remains larger than the 
second. The balcony is thoughtfully placed to reduce potential privacy impacts, facing 
the public street and the interior courtyard between the two proposed structures. 
 

Figure 3: Second Level Floor Plan 
 

 
 
Based on the elevations and architectural detailing, the proposed design meets the intent 
of the residential design guidelines by providing visual variety, balanced massing, and 
high-quality architectural character appropriate for its corner-lot location. Furthermore, 
the home  incorporates appropriate transitions between the first and second floors, 
varied roof forms, and thoughtfully placed balconies that reduce visual prominence and 
maintain privacy, ensuring the overall design meets the intent of the residential design 
guidelines. 
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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 project is compatible and harmonious with the surrounding 
developments, as it is consistent with existing uses. The neighborhood includes 
both single-story and two-story residences, as well as single- and multiple-family 
developments, ensuring that the proposed project will not be out of place. Except 
for the applicants request to increase the 2nd story to 1st story ratio, the project 
complies with all other applicable Residential Design Guidelines in that the 
proposed upper level includes architectural features and variation in wall planes 
that provide articulation. 

 

(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. 

 

Safety and compatibility of the design of buildings, parking areas, landscaping, 
lighting, and other site features have been considered in the proposed project. The 
design of all structures complies with the Residential Design Standards. The parking 
area, driveway, and open space all conform to zoning code requirements. 
Additionally, the project will provide a three-foot right-of-way dedication along 
Palmer Street to enhance future pedestrian circulation and overall site functionality. 

 

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

 

The proposed project complies with the development standards for the R2-MD 
zone including building height, density, setbacks, parking, open space, and 
landscaping as previously discussed in this staff report. All city departments have 
reviewed and tentatively approved the attached plans.  

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

The proposed project is consistent with the General Plan and is not located within 
a Specific Plan area. The Medium Density Residential General Plan land use District 
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allows up to 12 dwelling units per acre, which is the equivalent of not exceeding 
one dwelling unit per 3,630 square feet of lot area. The proposed development and 
density is allowed under this General Plan designation.  The following analysis 
further evaluates the proposed project’s consistency with specific policies and 
objectives of the 2015-2035 General Plan. 

 
• Policy LU-3.12 - Ensure that new development reflects existing design 

standards, qualities, and features that are in context with nearby development. 
 

Consistency: The project includes the construction of a new single-family 
residential structure and detached ADU and is compatible with other 
developments in the neighborhood. The proposed project complies with the 
development standards of the zone and the architectural design, including 
varying rooflines, building articulation, materials and colors are compatible 
with surrounding properties. While the first-floor-to-second-floor ratio is not 
met, the design demonstrates excellence through enhanced articulation and 
visual interest along both street frontages. The increase in the second-floor 
area is primarily attributed to the inclusion of a second-story balcony and 
small building overhang. The balcony contributes to visual interest and 
variation in building depth, effectively avoiding a boxy appearance. 
 

(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 application for the residential structures complies with the R2-MD development 
standards. The proposed project is not precedent setting, as each project is 
independently evaluated in relation to the applicable development standards, and 
none of the proposed improvements request any deviations from the development 
standards of the underlying zone only a deviation from one residential design 
guideline. 

 

(6) For residential developments, consistency with any applicable design 
guidelines adopted by city council resolution. 

 
The project is consistent with the City of Costa Mesa Residential Design Guidelines. 
The Design Guidelines are intended to implement the goals and objectives of the 
General Plan as they relate to residential development. The design of the 
residences, as proposed, complies with the City’s Residential Design Guidelines in 
that the residences will incorporate appropriate building mass and form, will 
provide distinct architectural features, include articulation, varying roof heights, and 
consideration of window placement in regard to privacy as follows: 
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• Second Story Design: Pursuant to City residential design provisions, second-
story floor areas should not exceed 100% of the first level development. The 
intent of this guideline is for two-story structures to be designed with articulation 
and off-sets and avoid a boxy and top-heavy appearance from the street and 
neighboring views. The project proposes a total first floor area for the single-
family dwelling of 2,013 square feet and a second-floor area of 2,141 square 
feet, so the proposed second floor is approximately 6% larger than the first floor.  
 

• Elevation Treatments, Building Mass, and Elevations: The design of the 
proposed residence complies with the building mass and form, setbacks, 
elevation treatments, and architectural consistency guidelines. The proposed 
residence has been designed with articulation and off sets on the various 
elevations that break up the building’s mass. The proposed residence adds 
enhanced design elements to create visual interest. The residence consists of a 
mix of siding along street elevations including stucco and stone veneer. The new 
residence would not exceed the 27-foot maximum height requirement. When 
compared to the adjacent neighborhood, the proposed residence will be 
similar in height to neighboring development.   

 
• Window Placement: Window placement has been considered, and the 

proposed second-story windows have been positioned to avoid direct lines of 
sight into neighboring properties. As a corner property with an alley to the rear, 
the site only abuts a single parcel. The adjacent property contains a single-story 
home; therefore, the proposed design would not create any direct views into 
the neighboring residence. Additionally, the nearest private open space of an 
adjoining property is located approximately 30 feet away. 
 

• Second Story Side Setbacks: The City’s Residential Design Guidelines require 
that the second-story interior side building elevation be set back an average of 
10 feet from the property line, and no closer than five feet from the side property 
line, unless the project meets one of the stated exceptions. The proposed 
project qualifies for an exception because it includes new two-story construction 
with more than 2,700 square feet of livable area while maintaining 50 percent 
open space. 
 

• Site Planning and Architectural Design: Both the site plan and architectural 
design of the home are consistent with the City’s Residential Design Guidelines.  
The home adheres to all setbacks in the code. The proposed architectural 
design of the home and enhanced design features provides visual interest and 
avoids a large building mass or boxy appearance.    
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FINDINGS: 
 
Pursuant to CMMC Section 13-29(g) (14), Minor Design Review 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)(14), Minor Design 

Review “findings,” based on the following: 
 
Finding: The project complies with the City of Costa Mesa Zoning Code and 
meets the purpose and intent of the residential design guidelines, which are 
intended to promote design excellence in new residential construction, with 
consideration being given to compatibility with the established residential 
community. This design review includes site planning, preservation of overall 
open space, landscaping, appearance, mass and scale of structures, location of 
windows, varied roof forms and roof plane breaks, and any other applicable 
design features. 
 

• Facts in Support of Findings: Although the proposed home’s second floor 
exceeds the first floor in area, the design demonstrates high-quality 
residential architecture and complies with all other applicable zoning 
development standards. The home features varied roof pitches and 
architectural elements such as a covered balcony and entryways that create 
an engaging and visually appealing façade. Additionally, the project 
provides approximately 50% open space, with landscaping thoughtfully 
distributed throughout the site to offer visual relief and enhance the overall 
green space. 
 

Finding: The visual prominence associated with the construction of a two-story 
house or addition in a predominantly single-story neighborhood has been 
reduced through appropriate transitions between the first and second floors and 
the provision of second floor offsets to avoid unrelieved two-story walls. 
 

• Facts in Support of Findings: The design of the new two-story single-family 
dwelling reduces visual prominence through appropriate massing and 
articulation. The home provides a thoughtful transition between floors by 
incorporating a first-floor covered porch, an architectural band at the entry, 
and the use of varied materials such as wood trim, iron railings, and stucco. 
These design features create visual interest, enhance the architectural 
character, and minimize the appearance of blank façades. 
 

Finding: As applicable to affordable multi-family housing developments, the 
project complies with the maximum density standards allowed pursuant to the 
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general plan and provides affordable housing to low or very-low income 
households, as defined by the California Department of Housing and Community 
Development. The project includes long-term affordability covenants in 
compliance with state law. 
 

• Facts in Support of Findings: This finding does not apply, as the project is 
not an affordable multi-family housing development and does not propose 
any designated affordable housing units.  

  
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 15303 (Class 3), of 
the CEQA Guidelines as discussed below. 

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

Management, of Title 13 of the Costa Mesa Municipal Code. 
 
ENVIRONMENTAL DETERMINATION 
 
The project is categorically exempt from the provisions of the California Environmental 
Quality Act (CEQA) pursuant to CEQA Guidelines Section 15303 (Class 3), New 
Construction and Conversion of Small Structures, which allows new construction of 
residential structures, totaling no more than four dwelling units; the subject project 
includes two residential structures on a single lot. Furthermore, none of the exceptions 
that bar the application of a categorical exemption pursuant to CEQA Guidelines 
Section 15300.2 apply. 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. 
 
CONDITIONS OF APPROVAL (PMDR-25-0001) 
 

Plng. 1.  Address assignment shall be requested from the Planning Division 
prior to submittal of working drawings for plan check. The approved 
address of individual units, suites, buildings, etc., shall be blueprinted 
on the site plan and on all floor plans in the working drawings. 
  

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

 3.  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. 
 

 4.  The conditions of approval, code requirements, and special district 
requirements for PMDR-25-0001 shall be blueprinted on the face of 
the site plan as part of the plan check submittal package.  
 

 5.  The applicant shall contact the Planning Division to arrange Planning 
inspection of the site prior to the Building Division’s final inspections. 
This inspection is to confirm that the conditions of approval and Code 
requirements have been satisfied.  
 

 6.   No modification(s) of the approved building elevations including, but not 
limited to, changes that increase the building height, removal of building 
articulation, or a change of the finish material(s), shall be made during 
construction without prior Planning Division written approval. Failure to 
obtain prior Planning Division approval of the modification could result 
in the requirement of the applicant to process the modification through 
a discretionary review process such as a minor design review or variance, 
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or in the requirement to modify the construction to reflect the approved 
plans.  

  
 7.   It is recommended that the project incorporate green building design 

and construction techniques where feasible. The applicant may contact 
the Building Safety Division at (714) 754-5273 for additional information.  

  
 8.   Transformers, backflow preventers, and any other approved above-

ground utility improvement shall be located outside of the required 
street setback area and shall be screened from view, under direction of 
Planning staff. Any deviation from this requirement shall be subject to 
review and approval of the Development Services Director.  

  
 9.   Detailed landscape and irrigation plans, which meet the requirements set 

forth in Costa Mesa Municipal Code Sections 13-101 through 13-108, 
shall be required as part of the project plan check review and approval 
process. Plans shall be forwarded to the Planning Division for final 
approval prior to issuance of building permits.  

  
 10.   The landscaping of this project shall comply with the City’s landscaping 

requirements and any applicable guidelines (i.e. Water Efficient 
Landscape Guidelines). The final landscape plan shall meet tree count, 
tree selection, shrub count, groundcover and turf requirements per the 
City’s Zoning Code.  
 

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

 12.  Trash facilities shall be screened from view, and designed and located 
appropriately to minimize potential noise and odor impacts to residential 
areas.  
 

 13.  Prior to the issuance of a building permit, the applicant shall record a land 
use restriction for the proposed pool room located within the accessory 
structure at the rear of the property to ensure it is not used as a separate 
dwelling or bedroom.  
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Bldg. 14.  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.  
 

Eng. 15.  At the time of development, submit for approval, an Offsite Plan to the 
Engineering Division and Grading Plan to the Building Division that 
shows sewer, water, existing parkway Improvements and limits of work 
on the site both prepared by a registered Civil Engineer or Architect.  
Construction Access approval must be obtained prior to Building or 
Engineering Permits being issued by the City of Costa Mesa.  Pay Offsite 
Plan Check fee pursuant to Section 13-231 of the CMMC. An approved 
Offsite Plan shall be required prior to Engineering Permits being issued 
by the City of Costa Mesa. 
 

 16.  Pay Offsite Plan Check fee per Section 13-231 of the CMMC and an 
approved Offsite Plan shall be required prior to Engineering Permits 
being issued by the Cit of Costa Mesa. 
 

 17.  Obtain a permit from the City of Costa Mesa, Engineering Division, at the 
time of development and then reconstruct P.C.C. residential sidewalk per 
City of Costa Mesa Standards as shown on the Offsite Plan, including four 
(4) feet clear around obstructions in the sidewalk. The location of the 
sidewalk shall be determined by the City Engineer. 
 

 18.  Obtain a permit from the City of Costa Mesa, Engineering Division, at the 
time of development and then construct P.C.C. driveway approach per 
City of Costa Mesa Standards as shown on the Offsite Plan. Location and 
dimensions are subject to the approval of the Transportation Services 
Manager. 
 

 19.  Obtain a permit from the City of Costa Mesa, Engineering Division, at the 
time of development and then remove any existing driveways and/or 
curb depressions that will not be used and replace with full height curb 
and sidewalk. 
 

 20.  Obtain a permit from the City of Costa Mesa, Engineering Division, at the 
time of development and then construct curb ramp on the corner of 
Plamer Street and Orange Avenue. 
 

 21.  Dedicate a 3-foot sidewalk easement behind existing right of way line on 
Palmer Street. 
 

 22.  Dedicate a diagonal street and highway easement at the corner of Plamer 
Street and Orange Avenue. 
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 23.  In order to comply with the 2003 Drainage Area Management Plan 
(DAMP), the proposed Project shall prepare a Water Quality 
Management Plan conforming to the Current National Pollution 
Discharge Elimination System (NPDES) and the Model WQMP, prepared 
by a Licensed Civil Engineer or Environmental Engineer, which shall be 
submitted to the Department of Public Works for review and approval. a) 
A WQMP (Priority or Non-Priority) shall be maintained and updated as 
needed to satisfy the requirements of the adopted NPDES program. The 
plan shall ensure that the existing water quality measures for all improved 
phases of the project are adhered to. b) Location of BMPs shall not be 
within the public right-of-way. 
 

 24.  Fulfill Drainage Ordinance Fee requirements prior to approval of plans. 
 

 
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.  Development shall comply with all requirements of Article 1, Chapter 5, 
Title 13, of the Costa Mesa Municipal Code relating to development 
standards for residential projects.  
 

 2.  All noise-generating construction activities shall be limited to 7 a.m. to 7 
p.m. Monday through Friday and 9 a.m. to 6 p.m. Saturday. Noise-
generating construction activities shall be prohibited on Sunday and the 
following Federal holidays: New Year’s Day, Memorial Day, 
Independence Day, Labor Day, Thanksgiving Day and Christmas Day.  
 

 3.  All on-site utility services shall be installed underground on the building 
site in accordance with the serving utilities' rules, regulations and tariffs 
on file with the state public utilities commission.  
 

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

 5.  All unpaved areas visible from public right-of-ways shall be landscaped 
and the landscaping shall be maintained in a healthy condition, free of 
dying, dead, diseased, decayed, discarded, and/or overgrown 
vegetation.  
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 6.  Any mechanical equipment such as air-conditioning equipment and duct 

work shall be screened from view in a manner approved by the Planning 
Division and shall be consistent with the home’s architecture.  

Bldg. 7.  Comply with the requirements of the most recent applicable adopted 
California Residential Code, California Building Code, California 
Electrical Code, California Mechanical Code, California Plumbing Code, 
California Green Building Standards Code and 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. 
 

Fire 8.  Comply with the requirements of the California Fire Code and referenced 
standards as amended by the City of Costa Mesa.  
 

Bus. 
Lic. 

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

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

7664 for potential additional conditions of development or for additional 
permits required by AQMD. 
 

 2. 
 

Prior to the Building Division (AQMD) issuing a demolition permit, 
contact South Coast Air Quality Management District located at: 
21865 Copley Dr. 
Diamond Bar, CA 91765-4178 
Tel: 909-396-2000 
 
     OR 
 
Visit their web site: 
http://www.costamesaca.gov/modules/showdocument.aspx?docume
ntid=23381 
The Building Division will not issue a demolition permit until an 
identification number is provided by AQMD. 
 

http://www.costamesaca.gov/modules/showdocument.aspx?documentid=23381
http://www.costamesaca.gov/modules/showdocument.aspx?documentid=23381
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Cable 3. The applicant shall contact the current cable company prior to 

issuance of building permits to arrange for pre-wiring for future cable 
communication service. 
 

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

State 5. Comply with the requirements of the California Department of Food and 
Agriculture (CDFA) to determine if red imported fire ants (RIFA) exist on 
the property prior to any soil movement or excavation.  Call CDFA at 
(714) 708-1910 for information.   
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