
NOTICE  OF  A  ZONING  ADMINISTRATOR  DECISION  DATE

The  Costa  Mesa  Zoning  Administrator  will  make  a decision  regarding  the  following  application:

Decision  Date: April  16,  2026,  or  soon

thereafter

Application  No. PMCP-25-0018

Site  Address:

Contact:

Website:

938  W  1 7'h Street

Planning  Division

(714)  754-5245

www.costamesaca.gov

City  Hall  Address:

(No  meetinq

reauired.)

Applicant/Agent:

Zone:

Email

comments  to:

City  Hall

77 Fair  Drive

Costa  Mesa,  CA  92626

Jill Gillies/  Marta  Tena

MG  (General  Industrial)

ZAPublicComments@costamesaca.gov

Description:  Minor  Conditional  Use  Permit  (PMCP-25-0018)  is a request  to operate  a private  recording  studio  and  outdoor

staff  break  area  within  the  MG (General  Industrial)  zone.

Environmental  Determination:  The  project  is categorically  exemptfrom  the  provisions  ofthe  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.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(Qcostamesaca.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-25-0018) is a request to 

operate a private recording studio and outdoor staff break area 
(Anotherland Ventures) 

 
SITE LOCATION:  938 West 17th Street  
 
APPLICANT:  Jill Gillies 
 
OWNER:  Marta Tena 
 
PLANNER:   Victor Mendez, Senior Planner 

           (714)754-5276 or victor.mendez@costamesaca.gov 
 
DECISION DATE:  April 16, 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 16, 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 16, 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 938 West 17th Street Application 
Number 

PMCP-25-0018 

Request Minor Conditional Use Permit to operate a private recording studio and outdoor staff break 
area (Anotherland Ventures). 

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

 
SUBJECT PROPERTY 

Zoning District MG– General Industrial 
General Plan Land Use 
Designation   

Light Industry  

Lot Dimensions 180 FT x 300 FT 
Lot Area 54,000 square feet 
Existing Development Two, One-Story Multi-Tenant Buildings  

 
SURROUNDING PROPERTY 

 Zoning District  General Plan Land Use 
Designation 

Existing Development:   

North MG (General Industrial) Light Industry  Commercial/Industrial Buildings 
East MG (General Industrial)  Light Industry  Commercial/Industrial Buildings 
South MG (General Industrial)  Light Industry  Senior Mobile Home Park (across 

West 17th Street)  
West MG (General Industrial)  Light Industry  Commercial/Industrial Building 

 
DEVELOPMENT STANDARDS COMPARISON 

Development Standard Required/Allowed 
MG Dev. Standard 

Proposed/Provided 

Building Height 2 Stories  1 Story  
   
Setbacks: 
    Front (West 17th Street) 10 FT 17 FT 7 IN 
    Rear   0 FT  86 FT 6 IN 
    Side  0 FT 0 FT  
    Side  0 FT 0 FT  
   
Parking:   
Standard 80 20 
Standard/Van Accessible 2 2 
Bicycle Rack N/A 1 (6 bike spaces) 
TOTAL: 82* 23 
* 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. 
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EXECUTIVE SUMMARY 
 
Jill Gillies, applicant, on behalf of Anotherland Ventures, has filed a Minor Conditional 
Use Permit (MCUP) application to convert an existing one-story, 4,200-square-foot 
suite to a private recording studio, and a 3,430 square-foot outdoor staff break area 
located at 938 West 17th Street.  
 
Staff recommends approval of the MCUP 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 
private recording studio would continue to promote business within the City's 
industrial area that is compatible with the surrounding industrial, 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 54,000 square-foot parcel located approximately 270 feet west of 
the intersection of Monrovia Avenue and West 17th Street. The approximately 1.23-acre 
site is developed with two multi-tenant buildings. The site is designated as Light Industry 
by the Land Use Element of the General Plan and is zoned MG (General Industrial). The 
property is surrounded by General Industrial (MG) zoned properties to the north, west, 
and east. To the south, across West 17th Street, is an age-restricted (55+) senior mobile 
home park known as Play Port Mobile Village.  
 
As shown in Exhibit 1, below, the subject property is located West of Monrovia Avenue 
and north of West 17th Street. Site access is provided from three driveways with direct 
access from West 17th Street. The Orange County Transportation Authority (OCTA) 
operates the 55 and 47 bus routes with two bus stops located approximately 1,660 feet 
and 1,617 feet away. Bus Route 55 runs north-south through Costa Mesa with terminuses 
near downtown Santa Ana and the Newport Transportation Center. 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.   
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Exhibit 1: Vicinity Map 

 
  
BACKGROUND  
 
The existing 4,200 square-foot tenant space proposed for the private recording studio is 
currently occupied by Anotherland Ventures as an office use, which is permitted within 
the MG (General Industrial) zone. An outdoor staff break area currently exists on-site; 
however, the proposed Minor Conditional Use Permit (MCUP), along with any required 
building permits, is necessary to authorize the recording studio use and formalize the 
outdoor area. 
 
REQUEST 
 
Anotherland Ventures is requesting a MCUP to establish a new private recording studio 
use and an outdoor staff break area within the MG (General Industrial) zone.  
    
Pursuant to Costa Mesa Municipal Code (CMMC) Table 13-30 (Land Use Matrix), 
“Recording Studio” requires approval of a MCUP.  Additionally, Pursuant to Table 13-53 
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(Industrial Development Standards), the proposed outdoor staff break area is classified 
as a “use not underroof” and also requires 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 
Planning Commission 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.  
 
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.  
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ANALYSIS 
 
Site Plan 
 
Exhibit 2: Site Plan 

 
 
 

N 
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As shown above in Exhibit 2, the existing multi-tenant buildings are centrally located on 
the west and east portion of the property, with parking provided on the northern, center, 
and southern portion of the lot. The proposed 4,200square-foot private recording studio 
will occupy the northern portion of the existing multi-tenant building located on the west 
side of the site. The proposed 3,430 square-foot outdoor break area will occupy the 
northwest portion of the site. 
 
Use and Operations  
 
As proposed, the business would produce, record, mix, and write music. The proposed 
use consists of a private office and creative workspace utilized exclusively by the 
applicant’s internal team. The space includes typical office functions as well as a private 
music studio/rehearsal area. The facility is not open to the public and does not host 
public sessions, classes, or commercial events. All activities are limited to private, 
professional, and creative use by on-site staff. 
 
The proposed use is not expected to adversely affect surrounding industrial, 
commercial, or residential uses. Noise levels would be minimal, as the noise generated 
from the music studio component is expected to be contained due to specialized 
sound attenuation features incorporated into the design. The production rooms are 
constructed with double-wall assemblies with an isolation gap (“box-in-box” design), 
independent insulation, double-door entry systems, and floated flooring to reduce 
vibration transfer.  
 
In addition, Condition of Approval (COA) No. 5 requires that all doors and windows 
remain closed whenever the recording studio is in operation with the exception to 
allow for shipping and receiving, and COA No. 6 requires that the recording studio 
operations occur within the building. The proposed outdoor staff break area is not 
anticipated to adversely impact neighboring tenants or properties, as it is intended 
solely for incidental employee use during breaks, including lunch periods. No outdoor 
amplified sound or music is proposed. This is reinforced through COA No. 7, which 
prohibits amplified music and the use of outdoor speakers outside of the building. 
 
Anotherland Ventures is proposing to operate daily from 8:00 a.m. to 4:00 p.m. 
Monday to 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. 
14).  
 
Floor Plan 

The existing 4,200 square-foot tenant space would be remodeled to include: reception 
area, restroom, control room, live room, drum room, offices, common space, meeting 
rooms, and kitchen. The proposed recording studio will be located on the east side of 
the tenant space, adjacent to, but not touching, a portion of an existing building on the 
neighboring site. 
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Apart from minor façade updates, no substantial exterior modifications are proposed. 
The existing roll-up door at the rear (north side) of the building will be replaced with 
glass doors and windows spanning the same opening. In addition, the existing 
reception door on the south elevation will be replaced with a new glass entry door. 

Exhibit 3: Floor Plan 
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Circulation and Parking  
 
Vehicular access to the project site is currently provided via three driveways on West 
17th Street. 
 
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 Placentia 
Avenue and West 17th 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 does not contain striped parking spaces. 
Pursuant to CMMC Section 13-89.5 when uses are not specified in Table 13-89, the 
Planning Division shall determine the parking requirements for the most comparable 
use specified in this chapter. Staff determined that the use operates similar to an office 
and therefore, pursuant to CMMC Section 13-89, the City’s parking requirement for 
offices is 4 spaces per 1,000 square feet with a minimum of 6 spaces was applied to 
the recording studio. Based on this standard, the proposed recording studio requires 
17 parking spaces. 

The property currently does not include striped parking; however, new striping is 
proposed to improve on-site organization and circulation and will accommodate a total 
of 22 parking spaces. In addition, one bicycle rack will be provided, accommodating 
up to six bicycles, resulting in a credit that brings the project’s total parking count to 
23. Additionally, because the site includes multiple uses, the total shared parking 
required for the project site is 82 spaces. Based on code requirements, the entire 
development would result in a deficit of 59 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. 
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• 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 private recording studio provides a new 
commercial and employment opportunity within the community, 
supporting a mix of uses in the area. By creating specialized business and 
job opportunities, the project supports the needs of both the local business 
and residential segments of Costa Mesa. 
 

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

 
Consistency: The proposed private recording studio contributes to the 
City’s long-term fiscal health by activating an existing commercial space 
and supporting ongoing business activity. While not open to the public, the 
studio generates employment and maintains the economic use of the 
property, helping to sustain the City’s tax base and overall commercial 
vitality. 

 
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. 

 
The proposed project is compatible and harmonious with the development and 
uses of the surrounding commercial and residential corridor along West 17th Street 
as the recording studio will occupy an existing suite and support surrounding uses. 
The recording studio is consistent with other neighborhood-serving commercial 
uses in the area and will provide a compatible transition between existing industrial, 
commercial, and residential developments nearby.  
 
Additionally, the recording studio will include appropriate acoustic treatments to 
minimize noise and prevent off-site impacts.  
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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.  

 
No changes are proposed to the building design, landscaping, or lighting. While 
the existing development does not include striped parking, new striping is 
proposed to improve on-site organization and ensure safe and efficient circulation 
for both vehicles and pedestrians, including accessible paths of travel to nearby 
van-accessible parking. Additionally, a new trash enclosure will be constructed at 
the rear of the property in accordance with City standards, where none previously 
existed. Overall, the proposed site improvements provide a functional and 
compatible layout that enhances safety and usability for both patrons and the 
surrounding businesses. 

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

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 MG (General Industrial) 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 Light Industry. Under the General 
Plan designation, the proposed recording studio use, in conjunction with an 
outdoor staff break area, is permitted, subject to a MCUP. 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 located within the Mesa West Bluff Urban Plan 
area; however, the existing development was established prior to adoption of the 
urban plan and is therefore not subject to its provisions. Additionally, applicants 
within the area may elect to proceed under either the urban plan or the underlying 
zoning; in this case, the project is being reviewed under the underlying MG 
(General Industrial) zoning standards. 

 
(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 recording studio 
at 938 West 17th Street. This will also not set a precedent in the future as each 
application is separately on its own merits.  
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(6) When more than one planning application is proposed for a single 

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

 
      The proposed recording studio use and the outdoor use (staff break area) have 

been reviewed collectively under a single Minor Conditional Use Permit 
application, allowing for a comprehensive evaluation of their combined impacts. By 
analyzing both components together, staff has considered the cumulative effects 
related to operations, noise, circulation, and compatibility with surrounding uses, 
ensuring the overall project remains consistent with applicable standards and does 
not result in adverse impacts to the neighborhood. 

 
(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 recording studio 
operations, including hours of use, staffing levels, and noise, are consistent 
with commercial activities typical of the surrounding area and will not create 
unusual impacts. 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. The proposed recording studio is 
compatible with surrounding development and will not be materially 
detrimental to nearby properties, as Conditions of Approval Nos. 5 through 
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8 require all operations to occur within the enclosed tenant space, prohibit 
outdoor amplified sound, and mandate that doors and windows remain 
closed during operation, thereby ensuring noise is adequately controlled 
and the quiet enjoyment of the surrounding neighborhood is maintained. 
 

(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 and fire codes, ensuring the 
protection of public health and safety. The site currently contains existing 
retail: non-store, office, and storage uses, and as such the proposed addition 
of a recording studio would be compatible with the 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 recording studio 
is consistent with the property’s General Plan land use designation, which 
allows for a recording studio. 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. The Mesa West Bluff 
Urban Plan’s provisions do not apply 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 a permitted use project within an existing 
building with no increase in total floor area proposed.  
 
Traffic Impact Fee: 
 
The project is exempt from Chapter XII, Article 3, Transportation System Management, 
of Title 13 of the Costa Mesa Municipal Code. 
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CONDITIONS OF APPROVAL (PMCP-25-0018) 
 

Plng. 1.  This MCUP is limited to a recording studio and an outdoor staff break 
area use. 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.   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 and/or acquisition of additional off-site 
parking area. 

  
 5.   While the recording studio is in operation, all doors and windows remain 

closed with the exception to allow for shipping and receiving. 
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 6.  The recording studio use shall be conducted within the tenant space 

(underroof).  
 

 7.  No amplified music or music speakers shall be permitted outside of the 
building. 
 

 8.  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. 
 

 9.  The applicant shall provide for a bicycle rack on the property, based on 
locational and capacity approval from Planning and Transportation 
Services, to allow for parking credit of one standard parking space. A 
greater amount of bicycle racks and bicycle lockers can be provided 
upon approval of the Planning Division. 
 

 10.  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. 
 

 11.  A copy of the conditions of approval for the Minor Conditional Use Permit 
PMCP-25-0018 must be kept on premises and presented to any 
authorized City official upon request. New business/property owners 
shall be notified of conditions of approval upon transfer of business or 
ownership of land. 
 

 12.  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. 
 

 13.  The conditions of approval and ordinance or code provisions of planning 
application PMCP-25-0018 shall be blueprinted on the face of the site 
plan as part of the plan check submittal package. 
 

 14.  Truck Deliveries shall not occur anytime between the hours of 8:00 pm 
and 7:00 am. 
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 15.  Prior to Certificate of Occupancy, trash enclosure(s) shall be provided. 

Design of trash enclosure(s) shall conform with City standards.   
 

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

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

 3.  Any 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 
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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. 

 



 
 

March 23, 2026 
 
To Whom It May Concern: 
 
This letter is on behalf of Anotherland Ventures LLC (Anotherland) and the space we 
occupy at 938 W 17th Street, Costa Mesa, CA, 92627. 
 
It was brought to our attention earlier this year that our building did not have a business license, nor was it 
in compliance with the ADA Code. We took on the lease on February 1st, 2022, and all the work on the 
space had been done prior. 
 
We are now in the process of bringing our space up to city standards. This space is a private office and 
creative workspace used exclusively by our internal team. It includes standard office areas as well as a 
private music studio/rehearsal area. The space is not open to the public and does not host public 
sessions, classes, or commercial events. All activity within the premises is for private, professional, and 
creative use only by staff. 
 
Operational Details: 

• We have a maximum number of 6 people on-site at any given time.  

• In the writing spaces, we write, record, and mix songs. About once a year we do a rehearsal in 
the live room.  

• Rehearsals happen 0-1 times a year, and writing happens weekly.  

• No one attends outside of our staff.  

• Office hours are from Monday to Friday - 8:00 am – 4:00 pm. 

• The outdoor area is used for staff breaks during their time in the office for lunch. No outside music 
studio stuff takes place outside of the indoor area.  

 
Sound Management: I think it is good to note that these rooms were already in the building when we 
took on the lease – we aren’t building them.  
 

• All music production rooms have roughly sixteen-inch dual walls; each side of the dual walls is 
independently insulated, and there is an isolation gap of around three inches in between the two 
walls (like a box in a box). All doorways for the production rooms have double doors, and the floor 
is floated on rubber absorption. In the walls, the insulation is Rockwool Rockboard 40 and Owens 
Corning 703 and 705. There is also substantial sound absorption of many different types inside 
the rooms and on the walls. 

• The noise level into any neighboring property is near null with a full band playing in the main 
production room. With all production rooms doors closed and a full band playing inside, I have 
measured a 5dBa increase at the closest boundary point with the external door wide open. With 
the external door closed, I struggled to find a measurable difference. For reference, these 
measurements were taken at around 2:00 pm on a Wednesday, the normal ambient level with no 
band playing was averaging around 40-55dBa. 

• The hours which music will be played is Monday to Friday - 1:00 pm – 4:00 pm.  
 
We thank you for your consideration and review, and look forward to continuing to 
work with you to ensure our space meets code. 
 
Sincerely, 
 
 
 
Jill Gillies 
Operations Manager 
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TENANT IMPROVEMENT

938 W 17th St, Costa Mesa, CA 92627

SHEET INDEX: GOVERNING NOTES:

APPLICANT/DEVELOPER SHALL COMPLY
WITH APPLICABLE PROVISIONS OF:

2022 CALIFORNIA RESIDENTIAL CODE
2022 CALIFORNIA BUILDING CODE
2022 CALIFORNIA PLUMBING CODE
2022 CALIFORNIA ELECTRICAL CODE
2022 CALIFORNIA MECHANICAL CODE
2022 CALIFORNIA FIRE CODE
2022 CALIFORNIA GREEN BUILDING
2022 CALIFORNIA ENERGY CODE

W/ 2022 CITY  AMENDMENTS

CONTACT INFO:

ALL-CITIES CONSULTING ENGINEERS
8615 FLORENCE AVE #102
DOWNEY, CA 90240
(562) 861-7900
ALLCITIESCE@YAHOO.COM

ENGINEER:

PROJECT SUMMARY:

GENERAL NOTES:

SCOPE OF WORK:
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ARCHITECTURAL

VICINITY

EXIST./ PROP. ELEVATIONS
EXIST./ DEMO & PROP. FLOOR PLAN

938 W 17th St, Costa Mesa, CA 92627
CONSTRUCTION TYPE :    V-B
SPRINKLED                    :   NO
OCCUPANCY GROUP   :    B
OCCUPANT LOAD         :    29
NO. OF STORY              :    1
BLDG. HEIGHT               :   17'-6" FT.
FLOOR AREA                 :    4,200 SQ. FT.

ADA NOTESADA.1
ADA.2
ADA.3

ADA NOTES
ADA NOTES

GB1

AREA OF WORK

GB2 GREEN BUILDING 2

APN : 424-371-04

TENANT:

GREEN BUILDING 1

ADA.5 ADA NOTES

GB3 GREEN BUILDING 3
GB4 GREEN BUILDING 4

GREEN BUILDING

A4 ALL GENDER RESTROOMS PLANS AND
ELEVATIONS

ANOTHERLAND VENTURES LLC
OPERATIONS MANAGER JILL GILLIES
(714) 914-6197

  

TENANT IMPROVEMENT:
- PROPOSED MUSIC RECORDING STUDIO
- 2 ADDITIONAL EGRESS DOORS BEING ADDED AND

ADDITION OF BATHROOM BASED ON OCCUPANCY.

“

”

P L U M B I N G  O C C U P A N T  L O A D

O C C U P A N T  L O A D

ADA.4 ADA NOTES

SP1 PROP. SITE PLAN & ENLARGED ADA PRKG.
SP2 ZOOMED OUT SITE PLAN

A3 PROPOSED FLOOR PLAN

SP3 PROPOSED SITE PLAN
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1. PLAN CHECK/PERMIT APPLICATION FOR WHICH NO PERMIT IS ISSUED WITHIN 180 DAYS FOLLOWING THE DATE OF APPLICATION SHALL EXPIRE BY LIMITATION PER SECTION 107.4 CBC. 2. ALL CONSTRUCTION SHALL COMPLY WITH THE 2022 EDITION OF THE CALIFORNIA BUILDING CODE, 2022 FIRE, MECHANICAL, ELECTRICAL AND SECURITY CODES AND CITY OF ENCINITAS ORDINANCES. 3. ELECTRICAL WIRING SHALL BE COPPER, NO ALUMINUM WIRING ALLOWED UNLESS CONTINUOS SPECIAL INSPECTION IS PROVIDED. 4. RECESSED LIGHTS AT INSULATED CEILINGS SHALL BE UL LISTED FOR DIRECT CONTACT WITH INSULATION (ITC FIXTURES). 5. PROVIDE WINDOWS THAT ARE RATED AND CERTIFIED FOR 20LBS/AF OF WIND LOAD FOR THIS CLIMATE ZONE. 6. PROVIDE MOIST-STOP FLASHING AROUND ALL WINDOWS, DOORS AND OTHER OPENINGS. 7. PROVIDE BITCHUTHANE AT OTHER NEEDED LOCATIONS SUCH AS INTERSECTING EXTERIOR CONSTRUCTION SURFACES, SMALL EXTERIOR SHELVES AND AT EXTERIOR PENETRATIONS. 8. EXTERIOR STUCCO SHALL COMPLY WITH CHAPTER 25 CBC. PROVIDE SEPARATE INSPECTIONS FOR EACH INSPECTION AT PHASES OF EXTERIOR PLASTER AS FOLLOWS: SCRATCH COAT, BROWN COAT, AND COLOR COAT. PROVIDE 60-MINUTE BUILDING PAPER MINIMUM FOR EXTERIOR STUCCO. PROVIDE ONLY FURRING NAILS AT ALL WIRE LATH THAT SUPPORTS STUCCO. 9. TILE MUST BE APPLIED OVER CEMENT PLASTER BACKING AT SURFACES SUBJECT TO WATER SPLASH. (SHOWERS, TUBS AND COMMERCIAL REST ROOMS, ETC..) 10. NO PLASTIC WATER PIPING ALLOWED WITHIN THE BUILDING. 11. WATER CLOSET TO BE A MAXIMUM OF 1.28 GALLONS PER FLUSH. 12. OWNER SHALL EMPLOY THE SERVICES OF A REGISTERED DEPUTY INSPECTOR, WHO MUST REPORT TO THE CITY BUILDING OFFICIAL PRIOR TO REPORTING TO THE JOB SITE. 13. MINIMUM GRADE PLYWOOD AT OVERHANGS TO BE CCX OR 1X T & G SHEETING. 14. PROVIDE A MINIMUM CLASS A ROOFING MATERIAL WITH AN ICBO OR UL LISTING. ROOFING MATERIAL SHALL BE INSTALLED TO MEET HIGH WIND EXPOSURE "C" CONSTRUCTION REQUIREMENTS. ALL ROOFING MATERIALS MUST OVERHANG THE EDGE OF THE ROOF SURFACE. PLYWOOD ROOF SHEATHING IS REQUIRED UNDER ALL ROOFS (UNLESS RE-ROOFING OVER EXISTING SHINGLES). 15. TILE ROOFING SHALL BE INSTALLED AS REQUIRED FOR HIGH WIND AREAS. ENFORCEMENT OF THE INSTALLATION SHALL BE THE RESPONSIBILITY OF THE ROOFING CONTRACTOR AND JOB GENERAL CONTRACTOR. BUILDING DEPARTMENT INSPECTOR MAY ONLY SPOT CHECK TO OBSERVE PROPER INSTALLATION. PROVIDE THE FOLLOWING: A) PLYWOOD ROOF SHEATHING. B) 30 POUND FELT UNDERLAYMENT. C) EAVES TILE CLIPS. 16. APPROVED ROOFER'S MASTIC FOR RIDGE, HIP, AND RAKE TILES. FIELD NAILING FOR EACH TILE. FIVE PLY SHEATHING WHEN RAFTER SPACING EXCEEDS 16" OC.  17. EACH FABRICATED TRUSS SHALL BE LEGIBLY BRANDED, MARKED OR OTHERWISE HAVE PERMANENTLY AFFIXED THEREFOR THE FOLLOWING INFORMATION LOCATED WITHIN 2 FEET OF THE CENTER OF THE SPAN ON THE FACE OF THE BOTTOM CHORD: A) IDENTITY OF THE COMPANY MANUFACTURING THE TRUSS. B) THE DESIGN VERTICAL AND DRAG LOADS. C) THE SPACING OF TRUSSES. 18. TRUSS PLANS SHALL BE SUBMITTED TO THE BUILDING DIVISION FOR REVIEW. SUCH PLANS SHALL BEAR TO THE ENGINEER'S STAMP AND WET SIGNATURE ALONG WITH THE DESIGN ENGINEER OF RECORD'S REVIEW STAMP AND WET SIGNATURE. 19. THE OWNER AND PROFESSIONAL DESIGNER HAVE RESEARCHED THE PARCEL'S SETBACKS AND EASEMENTS. THE PARCEL'S SETBACKS AND EASEMENTS ARE CORRECTLY SHOWN ON THIS SITE PLAN. 20. PLYWOOD SHEAR WALL JOINT AND SILL PLATE NAILING SHALL BE STAGGERED IN ALL CASES. 21. PROVIDE TWO LAYERS OF GRADE "D" PAPER AT ALL EXTERIOR WALLS WITH WOOD BASE SHEATHING AND STUCCO COVERING PER SECTION 2506.4 CBC 22. PROVIDE FOR A 4" OR 2" CLEARANCE FROM WEEP SCREED TO GRADE OR PAVED SURFACE RESPECTIVELY. 23. DUCT SYSTEM OPENINGS MUST BE SEALED WITH MASTIC, TAPE, AEROSOL SEALANT OR OTHER DUCT CLOSURE SYSTEM THAT MEETS THAT APPLICABLE REQUIREMENTS OF UL 181, UL 181A OR UL 181B. THE DUCT TAPES AND MASTIC MUST BE LABELED UL 181. THE USE OF CLOTH RUBBER ADHESIVE DUCT TAPE IS NOT ALLOWED. 24. DUCTS MUST BE INSTALLED; THE USE OF BUILDING CAVITIES AS DUCTS IS NOT ALLOWED.  25. IN ALL HABITABLE ROOMS PROVIDE RECEPTACLE OUTLETS SUCH THAT NO POINT ALONG THE FLOOR LINE IN ANY WALL SPACE IS  MORE THAN 6' FROM AN OUTLET ANY WALL SPACE 2' OR WIDER SHALL HAVE AN OUTLET. CEC SECTION 210-52(A). 26. RECEPTACLES IN BATHROOMS TO BE ON A SEPARATE 20 AMP CIRCUIT. THERE SHALL BE A RECEPTACLE ADJACENT TO EACH BASIN. C.E.C. 210-523(D). 27. GLAZING IN HAZARDOUS LOCATIONS AS DEFINED IN CBC SECTION 2406.4 SHALL BE TEMPERED GLASS, INCLUDING: A) SWINGING AND SLIDING DOORS. B) SHOWER AND TUB ENCLOSURES, INCLUDING EXTERIOR WINDOW GLAZING. C) GLAZING WITHIN 24" OF DOORS AND WITHIN 60" OF WALKING SURFACE. 28. ATTIC FURNACES AND COOLING EQUIPMENT SHALL COMPLY WITH THE FOLLOWING: A) HAVE A 30"X30" MINIMUM ATTIC ACCESS OPENING WITHIN 20' OF THE EQUIPMENT. B) HAVE A CONTINUOS 24" WIDE SOLID FLOOR ACCESS PATH THERETO.  C) HAVE A 30" DEEP WORKING PLATFORM AT CONTROL SIDES. D) HAVE AN ELECTRIC OUTLET AND A LIGHT FIXTURE (CONTROLLED BY SWITCH AT THE FURNACE. 29. ALL RECEPTACLES IN ALL ROOMS SHALL BE ON ARC-FAULTED CIRCUIT INTERRUPTERS. 30. MEASURES REQUIRING FIELD VERIFICATIONS AND/OR DIAGNOSTIC TESTING: DUCT SEALING, SUPPLY DUCT LOCATION, SURFACE AREA AND R-FACTOR, REFRIGERANT CHARGE IN SPLIT SYSTEM AIR CONDITIONS AND HEAT PUMPS, INSTALLATION OF TXV, ADEQUATE AIR FLOW, AIR HANDLER FAN POWER, HIGH ENERGY EFFICIENCY RATIO (EER). MAXIMUM COOLING CAPACITY, BUILDING ENVELOPE SEALING, HIGH QUALITY INSULATION INSTALLATION. 31. LUMINARIES RECESSED IN INSULATED CEILING MUST MEET REQUIREMENTS OF S 150(K)5. 32. PIPE INSULATION IS A MANDATORY REQUIREMENT IN THE FOLLOWING CASES: A) STORAGE TANKS FOR A NON-RECIRCULATING SYSTEM MUST HAVE PIPE INSULATION ON BOTH HOT AND COLD WATER PIPES FOR LENGTH OF FIVE FEET. THERE IS NO EXCEPTION FOR WATER HEATER PIPING IN THE CONDITIONED SPACE. B) RE-CIRCULATING SECTIONS OF DOMESTIC HOT WATER SYSTEMS MUST BE INSULATED (THE ENTIRE LENGTH OF PIPING, HEATHER BURIED OR EXPOSED). 33. INDIRECT FIRED DOMESTIC HOT WATER SYSTEM PIPING FROM THE HEATING SOURCE TO THE STORAGE TANK. SHOW COMPLIANCE WITH HE FOLLOWING LIGHTING MEASURES: A) KITCHEN: AT LEAST HALF THE INSTALLED WATTAGE OF LUMINARIES IN KITCHENS SHALL BE HIGH EFFICIENCY AND THE ONES THAT ARE NOT MUST BE SWITCHED SEPARATELY. B) LIGHTING IN LAUNDRY ROOMS: ALL LUMINARIES SHALL EITHER BE HIGH EFFICIENCY OR SHALL BE CONTROLLED BY AN OCCUPANT SENSOR. C) OTHER ROOMS: ALL LUMINARIES SHALL EITHER BE HIGH EFFICIENCY OR SHALL BE CONTROLLED BY AN OCCUPANT SENSOR OR DIMMER. D) CLOSETS THAT ARE LESS THAN 70 S.Q. FT. ARE EXEMPT FROM THIS REQUIREMENT. 34. OUTDOOR LIGHTING. ALL LUMINARIES MOUNTED TO THE BUILDING OR TO OTHER BUILDINGS ON THE SAME LOT SHALL BE HIGH EFFICIENCY LUMINARIES OR SHALL BE CONTROLLED BY A PHOTOCONTROL/MOTION SENSOR COMBINATION. 35. HIGH EFFICIENCY LUMINARIES MUST BE PIN BASED. 36. RADIANT BARRIER INSTALLATION SHALL COMPLY WITH THE FOLLOWING: A) BE INSTALLED ON ATTIC SURFACES AND GABLE ENDS. B) PROVIDE AND INSTALLATION METHOD DETAIL. C) F.A.U. IN ATTIC SPACE PROVIDE LIGHT FUEL GAS, AND RECEPTACLE AND 24" WIDE MIN. CATWALK. 37. SEPARATE PERMITS ARE REQUIRED FOR FENCES RETAINING WALLS, PLANTERS, POOLS. ECT... 38. CONTRACTORS AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY; THAT THIS REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOTE BE LIMITED TO NORMAL WORKING HOURS; AND THAT THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD THE OWNER AND THE DESIGNER HARMLESS FROM ANY AND ALL LIABILITY, REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF WORK ON THIS PROJECT. 39. CONTRACTOR SHALL CONTACT UNDERGROUND SERVICE ALERT 1-800-422-4133, 48 HOURS IN ADVANCE OF COMMENCEMENT OF CONSTRUCTION, FOR EXISTING UTILITY LOCATIONS. 40. THE GROUND IMMEDIATELY ADJACENT TO THE FOUNDATION SHALL BE SLOPED AWAY FROM THE BUILDING AT A SLOPE OF NOT LESS THAN ONE UNIT VERTICAL IN 20 UNITS HORIZONTAL (5%) FOR A MINIMUM DISTANCE OF 10 FEET MEASURED PERPENDICULAR TO THE FACE OF THE WALL. 41. INSTALL SMOKE DETECTORS IN ALL SLEEPING AREAS.

AutoCAD SHX Text
NORTH

AutoCAD SHX Text
Parcel # (APN): 424-371-04   View Assessor Map 424-371-04   View Assessor Map View Assessor Map Owner: Available Available Mailing Address: 126 E 16TH ST COSTA MESA CA 126 E 16TH ST COSTA MESA CA 92627-7704 Legal Description: A TR NEWPORT MESA TR BLK LOT 1008 A TR NEWPORT MESA TR BLK LOT 1008 NEWPORT MESA TR LOT 1008 E 180 FT W 360 FT MESSA WEST BLUFF Use Type: INDUSTRIAL INDUSTRIAL Tax Rate Area: 015-041  015-041  Census Tract: Available   Available   Exempt Type: N N Sale History Sale 1 Sale 2 Sale 3 Transfer Sale 2 Sale 3 Transfer Sale 3 Transfer Transfer Document Date: 08/14/1996 Available 08/14/1996 Available Available Document Number: 00416836 Available   00416836 Available   Available   Document Type: Available Available  Available Available  Available  Transfer Amount:  Available  Available  Seller (Grantor): Available Available Lot Acres: 1.239 Spaces:   1.239 Spaces:   Spaces:   Lot SqFt: 54,002 54,002 

AutoCAD SHX Text
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THE SHIPPING CONTAINER WILL EITHER BE REMOVED OR THAT A SEPARATE BUILDING
PERMIT WILL BE OBTAINED
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