
NOTICE  OF  A  ZONING  ADMINISTRATOR  DECISION  DATE
The  Costa  Mesa  Zoning  Administrator  will  make  a decision  regarding  the  following  application:

Decision  Date: April  9, 2026,  or  soon

thereafter

Application  No. PMCP-25-0021

Site  Address: 2336  Harbor  Boulevard

Contact:

Website:

Planning  Division

(714)  754-5245

www.costamesaca.qov

City  Hall  Address:

(No  meetinq

reouired.)

Applicant/Agent:

Zone:

City  Hall

77 Fair  Drive

Costa  Mesa,  CA  92626

Stacey  Wellnitz  / Noi  Chaleunsouk

C1 (Local  Business)

Email  comments  ZAPublicComments@costamesaca.qov

to:

Description:  Minor  Conditional  Use  Permit  (PMCP-25-0021  ) is a request  to operate  a counter-service  coffee  shop  with  on-

site  coffee  roasting  within  the  Cl (Local  Business)  zone.  The  cafe will  occupy  approximately  1,600  square  feet  of tenant

space  and  operate  Monday  through  Sunday  from  8:00  a.m.  to 4:00  p.m.

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  planninqinfo@costamesaca.qov.  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  hearinq  on  this  request.  Any written  correspondence  must  be  emailed  to

ZAPublicComments@costamesaca.qov  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.qov/.  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.



 
 

 
 
SUBJECT:  Minor Conditional Use Permit (PMCP-25-0021) is a request for a 

new counter service coffee shop with on-site coffee roasting (Café 
Refuge) 

 
SITE LOCATION:  2336 Harbor Boulevard  
 
APPLICANT:  Stacey Wellnitz 
 
OWNER:  Noi Chaleunsouk 
 
PLANNER:   Victor Mendez, Senior Planner 

           714-754-5276 or victor.mendez@costamesaca.gov 
 
DECISION DATE:  April 9, 2026 
 

 
RECOMMENDATION: 
 
Staff recommends that the Zoning Administrator approve the Minor Conditional Use 
Permit application based on findings of fact and subject to the conditions of approval.  
 

DECISION: 
 
The Zoning Administrator will make a decision on April 9, 2026, or soon thereafter. The 
decision will become final at 5:00 p.m. seven days after the Zoning Administrator issues 
a Notice of Decision, unless appealed by an affected party by filing the necessary 
application and paying the appropriate fee, or if the decision is called up for review by 
a member of the City Council. 
 
COMMENTS OR CONCERNS: 
 
If you have any comments or concerns about the proposed project, please submit them 
in writing to Senior Planner Victor Mendez prior to April 9, 2026, at 
victor.mendez@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. 
   
ATTACHMENTS: Staff Report, Applicant Letter, and Plans 

CITY OF COSTA MESA 
ZONING ADMINISTRATOR STAFF REPORT  
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PLANNING APPLICATION SUMMARY 
 

Location 2336 Harbor Boulevard  Application 
Number 

PMCP-25-0021 

Request Minor Conditional Use Permit for a new counter service coffee shop and coffee roasting (Café 
Refuge). 

CEQA Exempt per CEQA Guidelines Section 15301 (Class 1), Existing Facilities  
Final Action Zoning Administrator 

 
SUBJECT PROPERTY 

Zoning District C1 – Local Business  
General Plan Land Use 
Designation   

General Commercial  

Lot Dimensions Approximately 240 FT x 392 FT 
Lot Area 94,046 square feet 
Existing Development Retail/Restaurant One-Story Buildings  

 
SURROUNDING PROPERTY 

 Zoning District  General Plan Land Use Designation Existing 
Development:   

North R3 (Multiple Family Residential) High Density Residential Apartments 
East R3 (Multiple Family Residential) High Density Residential Apartments 
South C1-S (Shopping Center) General Commercial  Retail Building 
West I&R (Institutional Recreational) General Commercial  Costa Mesa Country 

Club (across Harbor 
Boulevard) 

 
DEVELOPMENT STANDARDS COMPARISON 

Development Standard Required/Allowed 
C1 Dev. Standard 

Proposed/Provided 

Building Height 2 Stories  1 Story  
   
Setbacks: 
    Front (Harbor Boulevard) 20 FT 95 FT  
    Rear   11 FT (Two times the 

building height, when rear 
property line is adjacent to 

residential zone) 

65 FT  

    Side  15 FT 15 FT  
    Side  0 FT 0 FT  
   
Parking:   
Standard 169 96 
Standard/Van Accessible 4 4 
Bicycle N/A 0 
TOTAL: 173* 100 
* Subject property is subject to Assembly Bill (AB) 2097, since it is located within one-half mile of two major 
transit stops. Pursuant to AB 2097, the City is barred from imposing a minimum parking requirement on the 
project. 

 
EXECUTIVE SUMMARY 
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Stacey Wellnitz, applicant, on behalf of Café Refuge has filed a Minor Conditional Use 
Permit (MCUP) application to convert an existing one-story, 1,600 square-foot suite to 
a coffee shop and coffee roasting (Café Refuge) business located at 2336 Harbor 
Boulevard. The project proposes the installation and operation of a small-scale coffee 
roaster to support the in-house roasting of coffee beans for both on-site consumption 
and retail use.  
 
Staff recommends approval because the proposed application is consistent with 
applicable goals, objectives, and policies of the General Plan and complies with 
applicable provisions of the Zoning Ordinance. Specifically, the new Café Refuge 
would continue to promote business within the City's commercial area that is 
compatible with the surrounding commercial and residential developments, and 
would not be materially detrimental to the health, safety, or welfare of surrounding 
properties. Additionally, staff recommends that the Zoning Administrator find the 
project exempt from the California Environmental Quality Act (CEQA) and approve the 
MCUP based on the findings of fact and subject to conditions of approval contained in 
the staff report.  
 
SETTING 
 
The project site is a 94,046 square-foot parcel located to the north of Harbor Center 
shopping plaza. The approximately 2.15-acre site is developed with a standalone one-
story restaurant building of approximately 5,000 square feet and one-story, 27,400 
square-foot multi-use building for restaurant and retail uses and includes 100 existing 
parking spaces. The site is designated as General Commercial by the Land Use Element 
of the General Plan and is zoned C1 (Local Business). The property is surrounded by 
Multiple Family Residential (R3) zoned properties to the north and east. To the west, 
across Harbor Boulevard, is the Costa Mesa Country Club. To the south, the adjacent 
property is zoned C1-S (Shopping Center). It contains various retail uses, including 
restaurant uses.  
 
As shown in Exhibit 1, below, the subject property is located East of Harbor Boulevard 
and north of Harbor Center. Site access is provided from three driveways with direct 
access from Harbor Boulevard. The Orange County Transportation Authority (OCTA) 
operates the 43 and 47 bus routes with two bus stops located approximately 205 feet 
and 830 feet away. Bus Route 43 runs north-south through Costa Mesa with terminuses 
at the Fullerton Transportation Center and Triangle Square in Costa Mesa. Bus Route 47 
also runs north-south through Costa Mesa with terminuses at the Fullerton Transportation 
Center and West Balboa & 23rd Street in Newport Beach.   
 
 
 
 
Exhibit 1: Vicinity Map 
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BACKGROUND  
 
On January 4, 1971, the City Council approved Zone Exception (ZE)-135-70 to allow the 
construction of the commercial project. Subsequently, in October 1971, the existing 
building where the coffee shop is proposed was constructed (Building Permit No. 32828) 
as a commercial multi-tenant building. Since the Zone Exception, the site has been 
occupied by various retail and restaurant businesses, aligning with the surrounding 
commercial uses. 
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City records indicate that the tenant suite was most recently occupied by Ciao Pizzeria 
Bar and Subway, which operated as restaurant uses. The tenant suite is currently vacant 
and undergoing tenant improvements.  
 
REQUEST 
 
Café Refuge is requesting a MCUP to establish a new café with indoor dining and in-
house coffee roasting. Additionally, incidental retail sales of merchandise and coffee 
beans is also proposed. Café Refuge is a family-owned coffee shop that serves coffee 
and pre-packaged pastries. The coffee shop specializes in Asian coffee beans and teas 
with coffee roasting on site. The business is rooted in the owner’s personal history as a 
refugee from Laos and reflects a broader mission of community engagement and 
cultural expression. 
    
Pursuant to CMMC Table 13-30 (Land Use Matrix), the proposed use is classified as an 
“Establishment where food or beverages are served” (No. 76). Per CMMC Section Table 
13-47(a) (Permitted and Conditionally Permitted Uses), such establishments where food 
or beverages are served with more than 300 square feet of indoor public area are 
permitted to operate in the C1 zone. However, pursuant to CMMC Table 13-30 (Land Use 
Matrix), the proposed coffee roasting use (No. 66), in conjunction with establishments 
where food or beverages are served require a MCUP. 
 
MCUP applications are acted upon by the Zoning Administrator pursuant to CMMC 
Section 13-29(c). The Zoning Administrator’s decision may be appealed to the City 
Council by the applicant or a member of the public, or may be called-up for review by 
a City Council member, within seven days of the issuance of a final decision pursuant 
to CMMC 13-29(j). 
 
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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A comparison and analysis of the project applicable MCUP findings, and project 
compliance with the City’s required Review Criteria is provided further below in this 
report under the Analysis Section.  
 
ANALYSIS 
 
Site Plan 
 
Exhibit 2: Site Plan 

 
 
As shown above in Exhibit 2, the existing multi-tenant building is centrally located on the 
southern portion of the property, with parking provided on the northern, western, and 
eastern portion of the lot. The proposed 1,600 coffee shop will occupy the northern 
portion of the existing multi-tenant building.   
 
 

N 
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Use and Operations  
 
As proposed, the business would prepare and serve coffee and pastries for on-site 
consumption and include on-site coffee roasting. The project also includes incidental 
retail sales of coffee beans and merchandise, which will not exceed 20 percent of the 
coffee shop’s gross floor area. 
 
Coffee roasting involves heating green coffee beans to high temperatures to change 
the bean’s chemical composition and develop its flavor and aroma. After roasting, the 
beans are typically ground and then brewed to make coffee. In response to odor 
control and smoke emissions, the proposed roasting equipment (Diedrich DR-5) will 
be equipped with afterburners and ventilation systems to ensure odors do not carry 
away from the subject site. The specification sheet for the roaster is attached to the 
report. Conditions of Approval (COA) No. 2 requires that odors are not detectable 
outside the subject property. In addition, COA No. 4 requires that the business comply 
with all applicable air quality laws and guidelines as established by SCAQMD and other 
applicable agencies.  
 
The proposed is not expected to adversely affect other commercial or residential uses. 
Noise levels would be minimal, as the coffee roasting equipment generates sound 
comparable to that of a residential clothes dryer. In addition, COA No. 8 requires that 
all doors and windows remain closed when the facility is operating with the exception 
to allow for shipping and receiving, COA No. 9 requires that all operations occur within 
the building, and COA No. 6 requires that odors not be detectable outside the 
property or within neighboring suites. COA No. 10 requires that all waste diversions 
requirements including the proper disposal of food waste and green waste be met as 
established by the State and/or other applicable agencies.  
 
Café Refuge is proposing to operate daily from 8:00 a.m. to 4:00 p.m. daily. Deliveries 
would occur through the east service entrance at the rear of the building, generally 
before 10:00 a.m., Monday through Friday. A condition of approval has been included 
specifying that truck deliveries shall not occur between the hours of 8:00 p.m. and 7:00 
a.m. (See COA No. 17).  
 
Floor Plan 

The existing 1,600-square-foot tenant space would be remodeled to include: indoor 
dining, restroom, coffee roasting room, kitchen, dish room, office, and the front-of-
house portion of the food service operations. The proposed coffee roasting 
component will occur during normal business hours and would be located at the 
center of the tenant space enclosed in a 107 square-foot roasting room.  

With the exception of ventilation on the roof, no exterior modifications are proposed. 
The CMMC requires that all roof mounted equipment and vents are required to be 
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screened from neighboring properties and the public right-of-way. The ventilation 
system will be screened by the existing parapet. 

Exhibit 3: Floor Plan 

 
 
Circulation and Parking  
 
Vehicular access to the project site is currently provided via three driveways on Harbor 
Boulevard.  
 
The project is subject to Assembly Bill (AB) 2097, as it is located within one-half mile of 
two major transit stops. Pursuant to AB 2097, the City is barred from imposing a 
minimum parking requirement on the project. AB 2097, signed into law by Governor 
Newsom and effective January 1, 2023, is intended to limit local governments from 
imposing minimum parking regulations on projects located within 0.5 miles of a major 
transit stop. AB 2097 defines a “major transit stop” as an existing rail or bus rapid transit 
station, a ferry terminal served by either bus or rail, or the intersection of two or more 
major bus routes with service intervals of 15 minutes or less during peak commute 
periods. 
 
Staff has reviewed nearby public transit facilities and determined that the subject 
property is within 0.5 miles of a major transit stop at the intersection of Harbor 
Boulevard and Wilson Street. Therefore, pursuant to AB 2097, the City cannot impose 
a minimum parking requirement on this project, and the parking deficiency is no 
longer applicable. 

As a matter of background, the project site currently contains 100 parking spaces. 
Pursuant to CMMC Section 13-89, the City’s parking requirement for establishments 
serving food or beverages with more than 300 square feet of public area is 10 spaces 
per 1,000 square feet for the first 3,000 square feet, and 12 spaces per 1,000 square 
feet for each additional 1,000 square feet above the first 3,000 square feet. Based on 
this standard, the proposed coffee shop requires 16 parking spaces. 

Roasting Room 
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The property currently provides 100 parking stalls; however, because the site includes 
multiple uses, the total shared parking required for the project site is 173 spaces. Based 
on code requirements, the proposed café would result in a deficit of 73 spaces.  As 
noted above, however, the site is subject to AB 2097, and no additional parking is 
required.     
 
GENERAL PLAN CONFORMANCE 
 
The following analysis evaluates the proposed project’s consistency with applicable 
policies and objectives of the 2015-2035 General Plan. 
 

• Policy LU-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 Café Refuge use meets the needs of the City 
by providing a neighborhood-serving commercial use that enhances 
access to dining options. The project supports the local economy by 
creating employment opportunities and reactivating a vacant space. In 
doing so, it contributes to the City’s goal of maintaining a balanced mix of 
housing, services, and jobs consistent with the General Plan policy. 
 

• Policy LU-6.1: Encourage a mix of land uses that maintain and improve the City’s 
long-term fiscal health. 

 
Consistency: The proposed Café Refuge contributes to the City’s long-
term fiscal health by reinvesting in an existing commercial property and 
generating ongoing sales tax revenue. The project enhances the 
commercial vitality of the Harbor Boulevard corridor by attracting both 
residents and visitors, thereby strengthening the City’s tax base. 

 
Review Criteria 
 
All planning applications are reviewed pursuant to CMMC Section 13-29 (e) 1-8 to 
ensure the proposal is compatible with the surrounding area, and in compliance with 
applicable zoning standards and General Plan policies. Additionally, the Zoning 
Administrator must make specific findings pursuant to the CMMC for the specific 
planning applications.  
 
The following Review Criteria are applicable pursuant to CMMC Section 13-29 (e):  
 
(1) Compatible and harmonious relationship between the proposed building and 

site development, and use(s), and the building and site developments, and 
uses that exist or have been approved for the general neighborhood. 
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The proposed project is compatible and harmonious with the development and 
uses of the surrounding commercial corridor along Harbor Boulevard as the coffee 
shop will occupy an existing suite and support surrounding uses. The coffee shop 
is consistent with other neighborhood-serving commercial uses in the area and will 
provide a compatible transition between existing retail, restaurant, and residential 
developments nearby.  
 
Compatibility is further supported by the site’s history of similar uses. The property 
has previously accommodated restaurant establishments, demonstrating that such 
uses are appropriate in this location. In addition, the surrounding area contains 
other coffee shops within nearby commercially zoned properties, reinforcing that 
the proposed uses are consistent with the established character of the district. 
Additionally, The roasting equipment will include appropriate emission controls, 
including afterburners and proper ventilation systems, to ensure minimal odor and 
smoke emissions. 

 
(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.  

 
No changes are proposed to the design of the building, parking area, landscaping, 
luminaries, and other site features. The existing development has been designed 
to ensure safe and efficient circulation for both vehicles and pedestrians, with 
accessible paths of travel to nearby van accessible parking. Parking areas are clearly 
defined and existing landscaping and lighting provide visibility, safety, and site 
aesthetics, consistent with City standards. Overall, the site features collectively 
provide a functional and compatible layout that prioritizes safety and usability for 
patrons and the surrounding neighborhood. 

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

The Zoning performance standards for restaurants and incidental retail sales have 
been met. The existing building and proposed tenant improvements comply with 
development standards for its zone. The proposed use, including the existing 
building and the proposed tenant improvement, complies with all development 
standards for the C1 (Local Business) zone, including building height, and setbacks. 
Operational aspects, such as hours of operation, and delivery activities, are 
consistent with the standards established to minimize impacts on neighboring 
properties.  
 

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

The property has a General Plan designation of General Commercial. Under the 
General Plan designation, the proposed coffee roasting use (in conjunction with 
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establishments where food or beverages are served) is permitted, subject to 
aMCUP. As previously indicated, the proposed project conforms to the City’s 
General Plan including Policy LU-1.1 and Policy LU-6.1. The project site is not within 
a specific plan area or overlay district. 

 
(5) The planning application is for a project-specific case and is not to be construed 

to be setting a precedent for future development. 
 

This planning application is for the project specific case for a new coffee shop at 
2336 Harbor Boulevard. This will also not set a precedent in the future as each 
application is separately on its own merits.  

 
(6) When more than one planning application is proposed for a single 

development, the cumulative effect of all the planning applications shall be 
considered. 

 
N/A.  The project consists of a single planning application; therefore, no cumulative 
review is required. 

 
(7) For residential developments, consistency with any applicable design 

guidelines adopted by city council resolution. 
 

N/A.  The project does not include a residential development and is therefore not 
subject to residential design guidelines. 

 
(8) For affordable multi-family housing developments which include a minimum 

of 16 affordable dwelling units at no less than 20 dwelling units per acre, the 
maximum density standards of the general plan shall be applied, and the 
maximum density shall be permitted by right and not subject to discretionary 
review during the design review or master plan application process. 

 
N/A. The project does not include a multi-family residential development 
application. 

 
FINDINGS 
 
The proposed project complies with Title 13, Section 13-29(g)(2), Minor Conditional 
Use Permit “findings,” based on the following: 

 
(a) Finding: The proposed development or use is substantially compatible with 

developments in the same general area and would not be materially detrimental 
to other properties within the area. 

 
Facts in Support of Finding:  Consistent.  The proposed coffee shop  
operations, including hours of use, staffing levels, and delivery schedules, 
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are consistent with commercial activities typical of the surrounding area and 
will not create unusual impacts. Deliveries are planned during off-peak hours 
and routed through the rear of the building to minimize conflicts with 
customer access and neighboring properties. The use will be conducted 
within the building and will not generate noise, odors, or other detrimental 
effects on the surrounding uses.  As designed, the project would operate in 
a manner that is not materially detrimental to nearby properties. 
 

(b) 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: Consistent. The proposed use has been 
designed to comply with all applicable building, fire, and health codes, 
ensuring the protection of public health and safety. The site currently 
contains existing restaurant uses, and as such the proposed addition of a 
coffee shop would be consistent with the site. Additionally, establishments 
where food and beverage are sold like coffee shops are permitted in the C1 
zone, and would support the existing commercial uses on site. As 
conditioned, the project will operate in a manner that supports the general 
welfare of the community without causing injury to surrounding properties 
or improvements. 
 

(c) 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 Findings:  Consistent. The proposed coffee shop is 
consistent with the property’s General Plan land use designation, which 
allows for restaurant. The project’s size, hours of operation, and intensity are 
appropriate for the site and surrounding area and do not exceed what is 
envisioned under the General Plan. No specific plan applies to the property; 
therefore, the project remains in full compliance with applicable land use 
policies. 

 
California Environmental Quality Act (CEQA): 
 
The project is categorically exempt from the provisions of the California Environmental 
Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301 (Class 1 – Existing 
Facilities) for the permitting and/minor alteration of Existing Facilities. This project 
qualifies for this exemption as it involves permitted use project within an existing 
building with no increase in total floor area proposed.  
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Traffic Impact Fee: 
 
The project is exempt from Chapter XII, Article 3, Transportation System Management, 
of Title 13 of the Costa Mesa Municipal Code. 
 
CONDITIONS OF APPROVAL (PMCP-25-0021) 
 

Plng. 1.  This MCUP is limited to a coffee shop and coffee roasting use with 
incidental retail sales. The use shall be limited to the type of operation 
described in the staff report and applicant’s letters, subject to 
conditions. Any change in the operational characteristics shall be 
subject to Planning Division review and may require an amendment to 
the Minor Conditional Use Permit, subject to either Zoning 
Administrator or Planning Commission approval, depending on the 
nature of the proposed change. The applicant is reminded that Code 
allows the Planning Commission to modify or revoke any planning 
application based on findings related to public nuisance and/or 
noncompliance with conditions of approval [Title 13, Section 13-
29(o)]. 
 

 2.  The applicant shall defend, with attorneys of City's choosing, 
indemnify, and hold harmless the City, its elected and appointed 
officials, agents, officers and employees from any claim, legal action, 
or proceeding (collectively referred to as "proceeding") brought 
against the City, its elected and appointed officials, agents, officers or 
employees arising out of City's approval of the project, including but 
not limited to any proceeding under the California Environmental 
Quality Act. The indemnification shall include, but not be limited to, 
damages, fees and/or costs awarded against the City, if any, and cost 
of suit, attorney's fees, and other costs, liabilities and expenses 
incurred in connection with such proceeding whether incurred by the 
applicant, the City and/or the parties initiating or bringing such 
proceeding. This indemnity provision shall include the applicant's 
obligation to indemnify the City for all the City's costs, fees, and 
damages that the City incurs in enforcing the indemnification 
provisions set forth in this section. 
 

 3.  If any section, division, sentence, clause, phrase or portion of this 
resolution 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. 
 

 4.   The operator shall maintain free of litter all areas of the premises under 
which applicant has control. 
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 5.   If parking shortages or other parking-related problems arise, the 
operator shall institute appropriate operational measures necessary to 
minimize or eliminate the problem, including, but not limited to, 
modifying the hours of operation or reducing dining area. 

  
 6.   Odor control devices and techniques shall be incorporated to ensure that 

odors from coffee roasting are not detected outside the property, 
anywhere on adjacent property or the public right-of-way, or within any 
other units located within the building. Building and mechanical permits 
must be obtained from the Building Division prior to work commencing 
on any part of the odor control system. 

  
 7.   The project is subject to compliance with all applicable Federal, State, 

and local laws and guidelines including the South Coast Management 
District. 

  
 8.   While the facility is in operation, all doors and windows remain closed 

with the exception to allow for shipping and receiving. 
 

 9.  All uses shall be conducted within the tenant space (underroof). Outdoor 
operations/activities are prohibited, unless otherwise amended by a 
subsequent use permit or by ordinance. 
 

 10.  Comply with all waste diversion requirements including food waste and 
green waste disposal as determined by the State of California. 
 

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

 12.  Street addresses shall be visible from the public street and may be 
displayed either on the front door, on the fascia adjacent to the main 
entrance, or on another prominent location. Numerals shall be a 
minimum six (6) inches in height with not less than one-half-inch stroke 
and shall contrast sharply with the background. 
 

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

 14.  A copy of the conditions of approval for the Minor Conditional Use Permit 
PMCP-25-0021 must be kept on premises and presented to any 
authorized City official upon request. New business/property owners 
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shall be notified of conditions of approval upon transfer of business or 
ownership of land. 
 

 15.  The minor conditional use permit herein approved shall be valid until 
revoked but shall expire upon discontinuance of the activity authorized 
hereby for a period of 180 days or more. The minor conditional use 
permit may be referred to the Zoning Administrator or Planning 
Commission for modification or revocation at any time if the conditions 
of approval have not been complied with, if the use is being operated in 
violation of applicable laws or ordinances, or it, in the opinion of the 
development services director or his designee, any of the findings upon 
which the approval was based are no longer applicable. 
 

 16.  The conditions of approval and ordinance or code provisions of planning 
application PMCP-25-0021 shall be blueprinted on the face of the site 
plan as part of the plan check submittal package. 
 

 17.  Truck Deliveries shall not occur anytime between the hours of 8:00 pm 
and 7:00 am. 
 

 18.  Permits shall be obtained for all signs according to the provisions of the 
Costa Mesa Sign Ordinance, subject to approval by the Planning Division.   

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

Bldg. 4.  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, 
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. A change of occupancy shall require 
compliance with the Disabled access requirements of chapter 11B of the 
California Building Code. 
 

Fire 5.  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. 

6.  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. 

 



Re: MCUP Application Letter 
Project: Café Refuge 
Project Address: 2336 Harbor Blvd 
Costa Mesa, CA 92626 
CA Project ID: 25-158 
Jurisdiction: City of Costa Mesa 
 
To Whom It May Concern: 
 
I am writing to formally request approval of a Minor Conditional Use Permit (MCUP) to 
allow the installation and operation of a small-scale coffee roaster within our existing 
coffee shop located at 2336 Harbor Blvd, Costa Mesa, CA 92626. Our proposal involves 
the addition of the Diedrich DR-5, 5 kg Batch Roaster and associated equipment, to be 
used for in-house roasting of coffee beans for on-site and retail use. The roasting will 
occur during normal business hours and will comply fully with all applicable health, 
safety, and air quality regulations. 
 
The project is substantially compatible with the character and use of other properties in 
the general area. The surrounding neighborhood along Harbor Boulevard is 
characterized by a mix of commercial, restaurant, and service-oriented businesses. The 
proposed coffee roasting activity is consistent with these existing uses and supports the 
ongoing revitalization and diversification of local small businesses. This coffee shop is 
currently in plan check for an interior Tenant Improvement and has the proposed hours 
of operation to be 8:00 am – 4:00 pm, Monday – Sunday. The addition of the coffee 
roaster will enhance customer experience by supplying quality product that is unique to 
the establishment. 
 
The project will not be materially detrimental to other properties in the vicinity. The 
roasting equipment will include appropriate emission controls, including afterburners 
and proper ventilation systems, to ensure minimal odor and smoke emissions and 
comply with Energy Standards. Noise from the roaster is minimal and well within the 
City’s noise ordinance limits. Deliveries of raw coffee beans will be scheduled to 
ensuring no increase in traffic or parking demand. 
 
All operations will occur indoors, with no changes proposed to the building’s exterior or 
site circulation. We are committed to maintaining a clean, safe, and inviting environment 
for our patrons and neighboring businesses. 
 
We believe this project aligns with Costa Mesa’s goals of supporting small businesses, 
enhancing local commerce, and promoting artisanal, community-based enterprises. The 



proposed coffee roasting operation will contribute positively to the area’s character and 
provide residents with a unique, high-quality local product. 
 
Thank you for your consideration of this request. We look forward to working with City 
staff throughout the review process. Accompanying this application letter is the 
submittal of Plan Set of Drawings, including a site plan, floor plan, elevations of the 
proposed roasting room, and specifications of the coffee roaster. 
 
Should you have any questions, comments, or need any additional information, please 
don’t hesitate to contact us. 
 
Additional information: 
 

●​ Food service: There will be no food preparation on-site. We will be serving 
pastries that have been sourced from local vendors. 

●​ Beverages: Coffee and tea will be offered to customers. 
●​ Deliveries: All deliveries will be delivered within business hours which is 

8am-4pm Monday through Sunday. 
●​ Staffing: Approximately 4 staff will be on-site on a typical day. Some will arrive at 

7:30am for opening and will stay until 4:30pm for closing.  
●​ Retail sales: We’ll have a 10 sq ft area inside the shop towards the front 

entrance to sell merchandise. We’ll be selling t-shirts, hats, sweatshirts, and 
coffee beans. 

 
Sincerely, 
Stacey Wellnitz, Architect 
swellnitz@commercialarch.com 
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APPLICABLE BUILDING CODES -- STATE OF CALIFORNIA

BUILDING: CALIFORNIA BUILDING CODE, 2022 EDITION
STRUCTURAL: CALIFORNIA BUILDING CODE, 2022 EDITION

FIRE: CALIFORNIA FIRE CODE, 2022 EDITION 
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LOCATION
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REVISION#
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PROJECT GENERAL PLAN:

PROJECT ZONING:

DEVELOPMENT / MUNICIPAL CODE:

BUILDING:

ENVIRONMENTAL HEALTH:

FIRE DEPARTMENT:

WATER DISTRICT:
SEWER DISTRICT:

STORM DRAIN DISTRICT:

PROJECT TEAM VICINITY MAP
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DEVELOPMENT DATA

DRAWING INDEX

COMMERCIALARCH

STACEY WELLNITZ

616 14TH STREET

MODESTO, CA   

95354

PH. (209) 571-8158

EMAIL SWELLNITZ@COMMERCIALARCH.COM

PERMIT NUMBERS

SCOPE OF WORK

3/6/2026 10:57:37 AM

G-1.0-R

NOI CHALEUNSOUK

COVER SHEET - ROASTER MCUP

25-158

--

COSTA MESA, CA

141-491-07

2336 HARBOR BOULEVARD

--

COSTA MESA, CA

92626

141-491-07

92626

2336 HARBOR BOULEVARD

MINOR CONDITIONAL USE PERMIT

CAFE REFUGE

CITY OF COSTA MESA

ORANGE COUNTY

CITY OF COSTA MESA

CITY OF COSTA MESA
CITY OF COSTA MESA

CITY OF COSTA MESA

NOI CHALEUNSOUK

PH.       (913) 244-8890

EMAIL   HELLO@CAFEREFUGE.COM

GENERAL COMMERICAL

C1

CITY OF COSTA MESA MUNICIPAL CODE

2336 HARBOR BOULEVARD

--

COSTA MESA, CA
92626

2336 HARBOR BOULEVARD

--

COSTA MESA, CA
92626

CAFE REFUGE

MINOR CONDITIONAL USE

PERMIT

ORANGE COUNTY

141-491-07

CITY OF COSTA MESA

ORANGE COUNTY

CITY OF COSTA MESA

CITY OF COSTA MESA PERMIT NUMBER:

MINOR CONDITIONAL USE PERMIT

TOTAL SITE AREA: 2.159 ACRES (94,046 SF)

OCCUPANCY: B
CBC SECTION 304

STORIES: 1

ALLOWABLE BUILDING AREA: 36,000 SF W/O AREA INCREASES

CBC SECTION 503

PROJECT AREA: 1580 SF

TYPE OF CONSTRUCTION: VB

CBC SECTION 602.1 

FIRE SPRINKLERS: NO

FIRE ALARM: NO

OCCUPANT LOAD: 36

REFER TO DRAWING G-1.2

EXIST REQUIRED / PROVIDED: REFER TO DRAWING A-2.2

RESTROOMS: REFER TO DRAWING G-1.2

HOURS OF OPERATION: 8:00 A.M. - 4:00 P.M. 

MONDAY - SUNDAY

TOTAL EXISTING LANDSCAPE AREA: 3,528 SF (3.75 % OF TOTAL AREA)

EXISTING TO REMAIN

ELECTRICAL SERVICE PANEL

MECHANICAL HVAC UNIT 
MECHANICAL DUCTWORK AND AIR TERMINALS

MECHANICAL EXHAUST HOOD SYSTEM (TYPE 1) AND ASSOCIATED COMPONENTS

INTERIOR WALLS, FINISHES

PLUMBING FIXTURES, EQUIPMENT & PIPING

NEW CONSTRUCTION

INSTALLATION OF DIEDRICH DR-5, 5 kg BATCH ROASTER AND ASSOCIATED EQUIPMENT

COFFEE HOUSE ROASTER

# SEE DRAWING A-7.3-R FOR FOOD SERVICE EQUIPMENT SCHEDULE & SPECIFICATIONS

GENERAL

G-1.0-R COVER SHEET - ROASTER MCUP

ARCHITECTURAL

A-1.0-R SITE PLAN -- NOTES & DETAILS

A-2.0-R FLOOR PLAN -- NOTES & DETAILS - ROASTER MCUP

A-7.3-R INTERIOR ELEVATIONS - ROASTER MCUP

A-10.5-R COFFEE ROASTER SPECIFICATION



HARBOR BOULEVARD

120'-0" R.O.W

PROJECT

CAFE REFUGE
2336 HARBOR BOULEVARD

COSTA MESA, CA 92626

APN: 141-491-07

B OCCUPANCY

1,600 SF +/-

REQUIRED PARKING @10:1000 (FIRST 

3,000 SF)

12:1000 (ADDITIONAL 1000)

16 SPACES

EXISTING, VAN ACCESSIBLE PARKING STALL AND SIGNAGE COMPLIANT 

WITH 2022 CBC 502 

REFER TO  DETAILS FOR DIMENSION REQUIREMENTS

DASHED LINE INDICATES EXISTING, 4'-0" WIDE ACCESSIBLE PATH OF TRAVEL.

SEE 'SITE ACCESSIBILITY NOTES' FOR CHARACTERISTICS

CONTRACTOR TO VERIFY EXISTING LEVEL OF LANDING AT EXTERIOR DOOR 

IS COMPLIANT - 5FT MINMIMUM LANDING (OR MAX 2% SLOPE). 

THRESHOLD TO BE MAX 1/4" OR 1/2" WITH BEVELED

EXISTING ACCESSIBLE PARALLEL CURB RAMP WITH DETECTABLE WARNINGS, 

COMPLIANT WITH 2022 CBC

REFER TO DETAILS FOR DIMENSION REQUIREMENTS
6
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ADJACENT SUITE

BIG 5 SPORTING GOODS 
M OCCUPANCY

8,500 SF  +/-

REQUIRED PARKING @ 4:1000
34 SPACES

ADJACENT SUITE

CENTINELA PET SUPPLIES

M OCCUPANCY

8,500 SF  +/-REQUIRED PARKING @ 4:1000

34 SPACES

ADJACENT SUITE

OC BARBEQUES PLUS 
M OCCUPANCY

3,500 SF  +/-

REQUIRED PARKING @ 4:1000
14 SPACES

ADJACENT SUITE

SHERWIN WILLIAMS PAINT 
M OCCUPANCY

5,300 SF  +/-

REQUIRED PARKING @ 4:1000
21 SPACES

ADJACENT SUITE

SUSHI IMARI 
A-3 OCCUPANCY

5,000 SF  +/-

REQUIRED PARKING @

10:1000 (FIRST 3,000 SF)

12:1000 (ADDITIONAL 1000)

54 SPACES

SITE ACCESSIBILITY NOTES

1. AT LEAST ONE ACCESSIBLE ROUTE SHAL BE PROVIDED WITHIN THE SITE FROM ACCESSIBLE PARKING 

SPACES AND ACCESSIBLE PASSENGER LOADING ZONES; PUBLIC STREETS AND SIDEWALKS; AND PUBLIC 

TRANSPORTATION STOPS TO THE ACCESSIBLE BUILDING OR FACILITY ENTRACE THEY SERVE.  WHERE MORE 
THAN ONE ROUTE IS PROVIDED, ALL ROUTES MUST BE ACCESSIBLE. (CBC 11B-206.2.1)

CONTRACTOR SHALL VERIFY THE COMPLIANCE OF THE ACCESSIBLE ROUTE.

2. AT LEAST ONE ACCESSIBLE ROUTE MUST CONNECT ACCESSIBLE BUILDINGS, ACCESSIBLE FACILITES, 

ACCESSIBLE ELEMENTS AND ACCESSIBLE SPACES THAT ARE ON THE SAME SITE (CBC 11B-206.2.2)
CONTRACTOR SHALL VERIFY THE COMPLIANCE OF THE ACCESSIBLE ROUTE.

3. ACCESSIBLE ROUTES MUST MEET THE FOLLOWING REQUIREMENTS:

A. WALKS SHALL NOT SLOPE GREATER THAN 1:20.

B. WALKS THAT SLOPE MORE THAN 1:20 (5%) MUST COMPLY WITH RAMP REQUIREMENTS.
C. WALKS SHALL BE 48" MINIMUM IN WIDTH AND HAVE SLIP RESISTANT SURFACES.

D. THE MAXIMUM CROSS SLOPE SHALL NOT EXCEED 1/4" PER FOOT. 

E. ABRUPT LEVEL CHANGES SHALL NOT EXCEED 1/2" ALONG ANY ACCESSIBLE ROUTE.

WHEN CHANGES DO OCCUR, THEY SHALL BE BEVELED WITH A SLOPE OF NO GREATER THAN 1:2

F. LEVEL CHANGES OF 1/4" OR LESS MAY BE VERTICAL.
IF LEVEL CHANGES EXCEED 1/2", THEY MUST COMPLY WITH REQUIREMENTS OF CURB RAMPS

G. PROVIDE 36" WIDE DETECTABLE WARNING MATERIAL AT THE BOUNDARY BETWEEN WALKWAYS 

AND VEHICULAR WAYS. 

H. GRATE OPENINGS ARE TO BE LIMITED TO A MAXIMUM OF 1/2" IN THE DIRECTION OF TRAVEL

4. AT EACH GATE OR DOOR, A 60"x60" LEVEL AREA IS REQUIRED WHEN GATE OR DOOR SWINGS TOWARD THE 

WALK. WALKS SHALL EXTEND 24" MINIMUM TO THE SIDE OF THE STRIKE EDGE OF A DOOR OR GATE THAT 

SWINGS TOWARD THE WALK. AT WALKS WITH CONTINUOUS GRADIENTS, LEVEL AREAS AT LEAST 5'-0" LONG 

AT INTERVALS OF 400 FEET ARE REQUIRED. 

CONTRACTOR MUST VERIFY THE COMPLIANCE OF THE ACCESSIBLE ENTRANCE AND EXIT.

5. ACCESSIBLE PARKING SPACES COMPLYING WITH CBC 11B-502 SHALL BE PROVIDED, AS INDICATED ON THE 

PROJECT SITE PLAN.  CONTRACTOR SHALL VERIFY THE COMPLIANCE OF THE EXISTING PARKING STALLS PER 

THE PROVIDED SITE PLAN AND DETAIL.  PARKING SPACES THAT ARE NOT COMPLIANT SHALL BE MADE 

COMPLIANT. SEE SITE PLAN AND ASSOCIATED KEY NOTES FOR DETAIL REFERENCE.

PUBLIC WORKS GENERAL NOTES

1. PUBLIC WORKS INSPECTION IS REQUIRED PRIOR TO ISSUANCE OF BUILDING FINAL. AT THE TIME OF 

INSPECTION, IF ANY OF EXISTING PUBLIC IMPROVEMENTS SURROUNDING THE SITE IS DAMAGED; NEW 

CURB & GUTTER AND STREET PAVEMENT WILL BE REQUIRED 

2. AN APPROVED ENCROACHMENT PERMIT IS REQUIRED FOR ALL WORK WITHIN THE PUBLIC RIGHT-OF-WAY 

FROM PUBLIC WORKS.

SITE TABULATIONS

TOTAL PARKING REQUIRED

SUSHI MARI 54 SPACES
SHERWIN WILLIAMS PAINT 21 SPACES

OC BARBEQUES PLUS 14 SPACES

BIG 5 SPORTING GOODS 34 SPACES

CENTINELA PET SUPPLIES 34 SPACES

CAFE REFUGE (PROPOSED USE) 16 SPACES

TOTAL 173  SPACES

TOTAL PARKING PROVIDED 100 SPACES

** DUE TO THE PROPERTY’S LOCATION WITHIN ONE-HALF MILE OF A 
MAJOR TRANSIT STOP, MINIMUM PARKING REQUIREMENTS ARE

WAIVED PURSUANT TO AB 2097. 

TOTAL SITE AREA: 2.159 ACRES (94,046 SF)

TOTAL EXISTING LANDSCAPE AREA: 3,528 SF (3.75 % OF TOTAL AREA)
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NOI CHALEUNSOUK

SITE PLAN -- NOTES & DETAILS

25-158
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--
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SCALE:

1" = 20'-0"1 SITE PLAN -- NOTES AND DETAILS

NORTH
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FLOOR PLAN -- NOTES & DETAILS

- ROASTER MCUP
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--
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SCALE:

1/4" = 1'-0"1 FLOOR PLAN -- NOTES & DETAILS

NORTH

NOTE

CONTRACTOR TO VERIFY EXISTING CONDITIONS
IF EXISTING FIXTURES, DUCTWORK AND/OR PIPING LEFT BY PREVIOUS TENANT 

MEET THE PERFORMANCE AND ACCESSIBILITY REQUIREMENTS OF BUILDING CODE AND PROJECT 

SPECIFICATIONS,EXISTING PIPING, DUCTWORK FIXTURES AND EQUIPMENT MAY BE UTILIZED

NOTIFY ARCHITECT IF REVISIONS AND/OR ADDITIONAL INFORMATION 
IS REQUIRED TO MEET PROJECT CRITERIA

NOTE: ALL WINDOWS ARE FIXED AND NON-OPERABLE

NOTE: ALL EXTERIOR DOORS ARE SELF-CLOSING AND RODENT PROOF

KEYED NOTE SCHEDULE -- A-2.0-R
# NOTE

Food Service Equipment

FS-CR DIEDRICH DR-5 COFFEE ROASTER -- REFERE TO DRAWING A-10.5 FOR SPECIFICATIONS
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NOI CHALEUNSOUK

INTERIOR ELEVATIONS -

ROASTER MCUP

25-158
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--

COSTA MESA, CA
92626
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MINOR CONDITIONAL USE

PERMIT

ORANGE COUNTY
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ORANGE COUNTY
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# SEE DRAWING A-7.3-R FOR FOOD SERVICE EQUIPMENT SCHEDULE & SPECIFICATIONS

SCALE: 3/8" = 1'-0"17

ROASTING ROOM 108 -- NORTH - MCUP

SCALE: 3/8" = 1'-0"18

ROASTING ROOM 108 -- EAST - MCUP

SCALE: 3/8" = 1'-0"19

ROASTING ROOM 108 -- SOUTH - MCUP

SCALE: 3/8" = 1'-0"20

ROASTING ROOM 108 -- WEST - MCUP

FOOD SERVICE EQUIPMENT SCHEDULE - MCUP

MARK QTY DESCRIPTION MANUFACTURER MODEL

UTILITES REQUIRED RESPONSIBILITY

REMARKS DETAIL
PLUMB MECH ELEC EXIST.

FRANCHISE OWNER CONTRACTOR

SUPPLY INSTALL SUPPLY INSTALL SUPPLY INSTALL

FS-117 1 COFFEE ROASTER DIEDRICH DR-5 • • • • REFER TO DRAWING A-10.7 FOR SPECIFICATIONS SHEETS
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NOI CHALEUNSOUK

COFFEE ROASTER SPECIFICATION
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--
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ORANGE COUNTY

CITY OF COSTA MESA

DIEDRICH DR-5 COFFEE ROASTER
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