CITY OF COSTA MESA
ZONING ADMINISTRATOR STAFF REPORT

SUBJECT: Minor Conditional Use Permit PMCP-26-0027 for uses not under
roof including a weekly farmers market, live music, and community
events.

SITE LOCATION: 1525 Mesa Verde Drive, East

APPLICANT: Tina Babajanians
OWNER: Les Marks S Family Trust
PLANNER: Chris Yeager, Senior Planner

714-754-4883 or christopher.yeager@costamesaca.gov

DECISION DATE: June 4, 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

This Zoning Administrator will make a decision on June 4, 2026, or soon thereafter.
Pursuant to Costa Mesa Municipal Code (CMMC) Section 13-29(j), the Zoning
Administrator's decision will become final at 5:00 p.m. on June 11, 2026, unless
appealed by an affected member of the public or 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 email those
by June 4, 2026, in writing to Senior Planner, Chris Yeager at
christopher.yeager@costamesaca.gov, or submit to the Economic & Development
Services Department located at 77 Fair Drive, Post Office Box 1200, 92628-1200.

ATTACHMENTS: Staff Report, Applicant Letter, Plans
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PLANNING APPLICATION SUMMARY
Location 1525 Mesa Verde Drive East | Application Number | PMCP-26-0007
Request Minor Conditional Use Permit PMCP-26-0007 for a weekly farmers market within the existing
parking lot, weekly live music on an existing outdoor dining patio, and four community events.
CEQA Section 15301 (Class 1) - Existing Facilities
Final Action Zoning Administrator
SUBJECT PROPERTY
Zoning District Local Business District (C1)
General Plan Land Use General Commercial
Designation
Lot Dimensions 272'x 470
Lot Area 126,324 square feet (2.9 acres)
List of Approved Plans/Land ZA-06-53 (Minor conditional use permit for OC Tae Kwon Do)
Use Entitlements ZA-10-51 (Minor conditional use permit for parking deviation for entire plaza)
ZA-17-03 (Minor conditional use permit for Musika studio)
ZA-18-01 (Minor conditional use permit for ArtSteps studio)
PA-18-12 (Conditional use permit for Legacy escape room)
PMCP-25-0006 (Minor conditional use permit for a Pilates studio)
Existing Development Multi-tenant shopping center known as Mesa Verde Plaza, consisting of an
approximately 62,400-square-foot, two-story commercial building with 45 tenant
suites and 199 surface parking lot spaces.

SURROUNDING PROPERTY

Zoning District General Plan Land Use Existing Development:
Designation
North General Business District (C2) General Commercial Residential
Shopping Center District (C1-S)
East Local Business District (C1) General Commercial Commercial
South Local Business District (C1) General Commercial Residential and Motel
Multiple-Family Residential (R3) | High Density Residential
West Multiple-Family Residential (R3) | High Density Residential Residential
DEVELOPMENT STANDARDS COMPARISON
Development Standard Required/Allowed Existing (No changes proposed) ‘
C1 Dev. Standard
Building Height 2 stories/30 feet 2 stories/30 feet
Setbacks:
Front 20 feet min. 75 feet
Side (left/ right) 0 feet/15 feet 0 feet/15 feet
Rear 0 feet 5 feet
Parking 182! 199
Floor Area Ratio (FAR) 0.30 0.47
" Approved through ZA-10-51, based on adjusted rates specified in this application
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SETTING:

The project site, Mesa Verde Plaza, is a 2.9-acre parcel at the southeastern corner of
Mesa Verde Drive East and Harla Avenue. The subject property is zoned C1 (Local
Business District) and has a General Plan Land Use Designation of General
Commercial. The properties abutting the project site include PDC (Planned
Development Commercial) and C2 (General Business) zoning across Mesa Verde Drive
East to the north, which are developed with the Azulon at Mesa Verde 55+ Apartments.
To the west, across Harla Avenue, properties are zoned R3 (Multiple-Family Residential)
and developed with the 27 Seventy Five apartments. Properties to the east are zoned
C1 and developed with a multi-tenant commercial center. Properties to the south are
zoned C1 and R3 and developed with the Costa Mesa Inn and Mesa Pine Apartments.
The property has two points of vehicular ingress and egress off Mesa Verde Drive East.

The site is developed with a one- and two-story multi-tenant commercial building with
approximately 48 tenant spaces and 199 on-site parking spaces. Existing uses include
restaurants, offices, medical offices, fitness and art studios, and an escape room.
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BACKGROUND:

Entitlement History

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

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

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

e March 23,2017 Zoning Administrator Decision

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

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

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

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

On September 25, 2025, the Zoning Administrator approved Minor Conditional Use
Permit PMCP-25-0006, a request to deviate from the shared parking requirements for a
pilates studio within Unit 215. The studio is limited to operate from 6:00 AM to 11:00 AM
and 5:00 PM to 7:00 PM Monday through Friday and from 8:00 AM to 10:00 AM on
Saturday and Sunday. The use is limited to small class groups of three with one instructor.
The approved report and conditions can be found at the link below:

e September 25, 2025 Zoning Administrator Decision

REQUEST:

Pursuant to CMMC Table 13-44, all commercial uses shall be conducted underroof
except as allowed by a minor conditional use permit (MCUP). This MCUP application is a
request to (1) allow for weekly farmers markets on Sundays from 8:00 AM to 2:00 PM; (2)
weekly live music on the Deli Nerds Patio (Unit 117) on Fridays from 6:00 PM to 9:00 PM,
and (3) four quarterly community events that may include seasonal meetups, family
activities, or neighborhood appreciation events. As shown in Figure 2 below, the farmer’s
market is proposed to be in the northeast corner of the surface parking lot and would
occupy approximately 36 parking spaces. The community events are proposed to take
place in the southern row of the surface parking lot and would take up nine parking
spaces. The live music would occur in the existing Deli Nerds dining patio.

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.



http://ftp.costamesaca.gov/costamesaca/planningcommission/agenda/2018/2018-05-31/PH-3.pdf
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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.

DESCRIPTION:

As described in the attached project description letters, the applicant is proposing to host
a weekly farmers market on Sundays from 8:00 AM to 2:00 PM. The area of the farmers
market is shown in green in Figure 2, below. The event will be contained with rope
barriers and, for vehicle-adjacent entry points, Type 1 A-Frame Barricades and vehicle
barriers would be installed to separate vehicular traffic from the event. All vendor
canopies are proposed be flame-retardant 10-foot by 10-foot EZ-Up canopies. This
market will feature fresh local produce, artisanal goods, specialty foods, and ready-to-eat
items from regional farmers and vendors.

Figure 2, Event Locations

1525 55 1s5 1525
17 118 119

The application also proposes to allow for weekly live music on the Deli Nerd patio,
shown in blue in figure 2, above. The music is proposed to include a rotation of local
acoustic musicians performing amplified music sets every Friday from 6:00 PM to 9:00
PM. The use proposes to showcase emerging Orange County talent and is intended to
create a relaxed evening atmosphere on the existing dining patio.
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Finally, the application proposes to allow for four free community events hosted by Deli
Nerds in the area shown in red in figure 2, above. These events are proposed to be held
once per quarter and would include seasonal meetups, family activities, or neighborhood
appreciation events. The temporarily use would occupy nine parking spaces and the
adjacent sidewalk for setup and attendees. Events would be free and focused on building
community ties, with no amplified sound beyond normal levels. Events would be
separated from vehicular traffic similar to the proposed farmer’s market.

There is currently no tenant improvements proposed to accommodate the uses. There
are no other uses proposed as part of this application and the services will be limited to
those included in the provided project description letter.

ANALYSIS:
Parking Demand

The proposed farmers market will operate on Sundays from 8:00 AM to 2:00 PM during
a time where most of the businesses are closed at the Mesa Verde Center so the use
will have minimal impact on the center. Special events permits were issued for the
farmers market to operate on April 19, 2026, April 26, 2026, May 3, 2026, and May 10,
2026 and there have been no documented complaints. Staff visited the site during the
scheduled farmers market and found that there was excess unused parking during the
scheduled farmer’s market. It is anticipated that because the farmers market operates
on a Sunday and that the majority of the center's tenants are closed during the
operating hours, there will be no adverse impact to onsite parking. As conditioned,
should parking become an issue, the use will be required to implement parking impact
mitigations including reducing hours of operation, reducing the scale and size of the
farmers markets, implementing valet services, or other alternative means identified by
the City.

The provision of live music on the existing Deli Nerds Patio will not increase the parking
demand on the site as no additional square footage is proposed. In addition, the
proposed live music from 6:00 PM to 9:00 PM on Fridays is during a time when many
of the businesses in the Center are closed and therefore there will be no negative
impacts to parking.

Finally, the quarterly events proposed on the site do not have set times. However, the
events are proposed to be temporary in nature and would not exceed four events
during the calendar year. To ensure that there are no parking impacts, the applicant is
required to coordinate the events with the property owner and provide notice to all
tenants at least two weeks prior to the proposed events. In addition, a special events
permit shall be submitted to the City for review and approval prior to the events.
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Noise Impacts

The outdoor uses are required to comply with the City’s noise ordinance which stipulate
what exterior noises are permissible for residential properties. The Mesa Verde Center is
surrounding by residential uses to the north, west, and south. Due to the proximity to
these uses, all outdoor uses shall be limited to the hours of 8:00 AM to 9:00 PM and at no
point, shall the outdoor uses violate the City Noise Ordnance, CMMC Title 13, Chapter
XllI. Should the use violate the noise ordinance, operational changes will be required to
be implemented including reducing hours of outdoor music, removing amplification, or
ceasing all outdoor music uses.

Review Criteria & General Plan Conformance

The following are the applicable Review Criteria pursuant to CMMC Zoning Code
Section 13-29 (e):

(1) Compatible and harmonious relationship between the proposed building
and site development, and use(s), and the building and site developments,
and uses that exist or have been approved for the general neighborhood.

The proposed use is compatible and harmonious with developments in the
same general area and would not be materially detrimental to other properties
in that adequate parking will be provided to accommodate outdoor events. In
addition, the uses will provide for walkable community gathering spaces for
surrounding residences. In addition, noise generated by the uses will comply
with the noise ordinance which will ensure there are no negative impacts on
surrounding residential properties.

(2) Safety and compatibility of the design of buildings, parking area,
landscaping, luminaries and other site features which may include
functional aspects of the site development such as automobile and
pedestrian circulation.

Granting the Minor Conditional Use Permit request for the uses not underroof
will not be detrimental to the health, safety and general welfare of the public or
otherwise injurious to property or improvements within the immediate
neighborhood in that the uses will be adequately separated from vehicular
traffic and any noises generated will comply with the noise ordinance. The use
will not generate any odors or traffic that is not typical to the commercial
property and will not have detrimental effects on the adjacent businesses and
surrounding area. The proposed project has been reviewed by the applicable
City departments, including the Planning Division, Building Division, Public
Works Department, Police Department, and Fire Department, to ensure safety
issues are addressed.
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(3) Compliance with any performance standards as prescribed in the Zoning
Code.

The uses will occur when the parking demand is lowest on the site due to the
majority of the existing businesses being closed. The uses do not increase floor
area or change the physical layout of the center and no further review is
necessary for development standard compliance.

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

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

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

Consistency: The proposed use will allow for local farmers and manufactures
to showcase their products for direct consumption to the community. In
addition, live music by local musicians will enhance Deli Nerds patio and
allow the business to increase its economic value to the City. These
specialized events would benefit the needs of the community including those
residents living around the center allowing for additional walkable events.

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

Consistency: The proposed outdoor uses will provide local services and
products to the community. In addition, the proposed use can attract
customers that could benefit from some of the other goods and services
provided at the subject property and immediate area.

(5) The planning application is for a project-specific case and is not to be
construed to be setting a precedent for future development.

The zoning application is for a project-specific case limited strictly to the subject
property addressed as 1525 Mesa Verde Drive East. There are no special
considerations included as part of this proposal and nothing that would be
construed to be setting a precedent for future uses or development. The
proposed uses not underroof are permitted with a MCUP in the C1 zone. All
requests made through this zoning application are allowable under the City's
regulations and no unpermitted deviations from the code are proposed under
this request.
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FINDINGS:

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

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

Finding: The proposed development or use is substantially compatible with
developments in the same general area and would not be materially detrimental to
other properties within the area.

e Facts in Support of Finding: The proposed use is substantially compatible
with developments in the same general area and would not be materially
detrimental to other properties within the area as the use is permissible with a
MCUP in the C1 zone. Parking impacts will be avoided as the outdoor uses are
conditioned to operate while the majority of the onsite businesses are closed.
Additionally, the project is conditioned to limit hours of operation and to
comply with the noise ordinance to ensure that the uses have no negative
impacts on the surrounding properties and residents.

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.

e Facts in Support of Finding: Granting the Minor Conditional Use Permit will
not be materially detrimental to the health, safety and general welfare of the
public or otherwise injurious to property or improvements within the
immediate neighborhood as no alterations are proposed to the exterior of the
commercial center or building in which the use is proposed. The uses are
adequately separated from vehicular traffic and would occur while the demand
for the center is lowest due the majority of the other businesses being closed.

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.

e Facts in Support of Finding: The use is consistent with the General Plan goals
and policies for the General Commercial land use designation as discussed
earlier in this staff report. The proposed use would be located within an existing
mixed use/commercial center and there are no proposed additions to the
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building; as such, there is no change in land use intensity at the subject
property. In addition, the uses will occur during a time when the majority of the
other businesses are closed.

As stated in the General Plan Land Use Element, the City's general commercial
land use designation is intended to “permit a wide range of commercial uses
that serve both local and regional needs.” The use is consistent with General
Plan policies related to providing a mixture of commercial goods, services, and
employment opportunities and encouraging new businesses that provide local
shopping and services.

California Environmental Quality Act (CEQA):

The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines, and the City environmental
procedures, and has been found to be exempt under Section 15301 (Class 1) for
the permitting and/or minor alteration of Existing Facilities. This proposal includes
a permitted use in an existing multi-tenant commercial building with no increase
in floor area. The project is consistent with the applicable General Plan land use
designation and General Plan policies as well as with the applicable zoning
designation and regulations. Furthermore, none of the exceptions that bar the
application of a categorical exemption pursuant to CEQA Guidelines Section
15300.2 applies. The Project would not result in a cumulative impact; would not
have a significant effect on the environment due to unusual circumstances; would
not result in damage to scenic resources; is not located on a hazardous site or
location and would not impact any historic resources.

Traffic Impact Fee:

The project is exempt from Chapter Xll, Article 3, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code under Section 13-
276(a)(2) as the project does not increase the building footprint and does not
increase peak hour trip generation.

CONDITIONS OF APPROVAL (PMCP-26-0007):

General

1. The use shall be limited to the type of operation described in this staff
report: a farmers market on Sundays from 8:00 AM to 2:00 PM, outdoor
live music on the Deli Nerds patio on Fridays from 6:00 PM to 9:00 PM
and quarterly events as authorized by a special events permit. Any
change in the operational characteristics including, but not limited to,
hours and days of operation will require approval of an amendment to
the minor conditional use permit, subject to Zoning Administrator
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approval. The Zoning Administrator may modify or revoke any planning
application based on findings related to public nuisance and/or
noncompliance with conditions of approval [Title 13, Section 13-29(0)].

A copy of conditions of approval for the minor conditional use permit
shall be kept on premises and presented to any authorized City official
upon request. New business/property owners shall be notified of
conditions of approval upon transfer of business or ownership of land.

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

If parking shortages or other parking-related problems arise, the
business operator shall institute appropriate operational measures
necessary to minimize or eliminate the problem, including, but not
limited to, reducing hours of operation, reducing vendors, reducing the
scale and/or modifying other operation characteristics of the use.

The applicant shall defend, indemnify, and hold harmless the City, its
elected and appointed officials, agents, officers and employees from
any claim, action, or proceeding (collectively referred to as
"proceeding") brought against the City, its elected and appointed
officials, agents, officers or employees arising out of, or which are in any
way related to, the applicant’s project, or any approvals granted by City
related to the applicant’s project. The indemnification shall include, but
not be limited to, damages, fees and/or costs awarded against the City,
if any, and cost of suit, attorney's fees, and other costs, liabilities and
expenses incurred in connection with such proceeding whether
incurred by the applicant, the City and/or the parties initiating or
bringing such proceeding. This indemnity provision shall include the
applicant's obligation to indemnify the City for all the City's costs, fees,
and damages that the City incurs in enforcing the indemnification
provisions set forth in this section. City shall have the right to choose its
own legal counsel to represent the City's interests, and applicant shall
indemnify City for all such costs incurred by City.

If any section, division, sentence, clause, phrase or portion of this
approval is for any reason held to be invalid or unconstitutional by a
decision of any court of competent jurisdiction, such decision shall not
affect the validity of the remaining provisions.
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7.  The owner/operator must obtain a business license from the City of
Costa Mesa's Finance division prior to operation.

8. The Deli Nerd’'s restrooms must be made available to all event
attendees.

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.

Bldg. 1. Comply with the requirements of the most recent adopted California
Building Code, California Electrical Code, California Mechanical Code,
California Plumbing Code, California Green Building Standards Code,
California Energy Code, and California Code of Regulations also known
as the California Building Standards Code, as amended by the City of
Costa Mesa at the time of plan submittal or permit issuance.
Requirements for accessibility to sites, facilities, buildings and elements
by individuals with disability shall comply with Chapter 11B of the
California Building Code.

FIRE 2.  Comply with the requirements of the 2025 California Fire Code,
including the reference standards, as adopted and amended by Costa
Mesa Fire & Rescue.



Tina Babajanians

Owner & Operator, Deli Nerds

1525 Mesa Verde Drive East, Unit 117
Costa Mesa, CA 92626
tina@delinerds.com | (714) 486-1777

April 10, 2026

Chris Yeager, Senior Planner

Economic & Development Services Department
City of Costa Mesa

77 Fair Drive, P.O. Box 1200

Costa Mesa, CA 92628-1200
christopher.yeager@costamesaca.gov

Re: Resubmittal — Application PMCP-26-0007
Outdoor Events Including Weekly Farmers Market, Live Music, and Quarterly Events
1525 Mesa Verde Drive East, Costa Mesa, CA 92626

Dear Mr. Yeager,

Thank you for reviewing my application and for the detailed comments provided in your letter
dated April 9, 2026. | am pleased to submit this revised application packet in response to each
item identified as incomplete. Below is a comprehensive written response addressing all
comments from your letter and the redline notations on the submitted plans.

ITEM 1: COMPREHENSIVE RESPONSE TO COMMENTS

Redline Comment — Applicant Letter (Page 5):

Comment: "Provide tenant information and hours of operation for each business on site."

Response: The following is a complete list of current tenants and their hours of operation at
Mesa Verde Plaza, 1525 Mesa Verde Drive East, Costa Mesa, CA 92626:

Restaurants

Business & Suite Phone Hours of Operation

Deli Nerds — Ste 117 (714) 486-1777 Mon-Wed, Fri-Sun: 8am—-8pm |
Thu: 8am-9pm

Mo Pho Mi — Ste 114 (714) 714-0300 Daily: 11am—-9pm

Al Forno Caffe — Ste 125 (657) 232-0100 Mon-Thu & Sun: 4pm-9pm |
Fri—Sat: 4pm-9:30pm

Aoki No Chuuka — Ste 112 (714) 545-0600 Mon—-Tue & Thu: 11:30am-2pm,
5:30pm-8:30pm | Fri-Sat:
11:30am—-2pm, 5:30pm—-9pm | Sun:
11:30am-2pm, 5:30pm—-8pm |
Wed: Closed




Beauty & Personal Services

Business & Suite

Phone

Hours of Operation

La Vogue Salon — Ste 103

(714) 540-2711

Mon—Fri: 9:30am—7pm | Sat:
9am—7pm | Sun: Closed

Sue Optical — Ste 104

(714) 966-0982

Mon—Sat: 11am—-5pm | Sun: Closed

Total Body Aesthetic — Ste 214

(714) 875-2639

Mon-Sat: 8am—6pm | Sun: Closed

Babyface Beauty Wellness — Ste
226

(949) 228-9308

Mon—Fri: 9am—6:30pm | Sat:
9am-12pm | Sun: Closed

Beautiful Reflections Med Spa — Ste
200

(949) 836-5472

Tue-Thu: 11am-7pm | Fri-Sat:
1lam-5pm | Mon & Sun: Closed

Mesa Tailors — Ste 116B

(714) 434-3969

Mon—Fri: 9am—6pm | Sat:
9am—4pm | Sun: Closed

Wellness & Medical

Business & Suite

Phone

Hours of Operation

Newport Float Therapy — Ste 110

(949) 327-4425

Tue-Thu: 12:15pm—9pm | Fri-Sun:
7am—-10pm | Mon: Closed

Harbor Mesa Dental — Ste 105

(714) 825-0025

Mon-Wed: 7am—4pm | Thu:
7am=5:30pm | Fri: 7Zam—2pm |
Sat—Sun: Closed

California Medical Weight Loss —
Ste 113

(714) 760-4767

Mon, Wed, Fri: 8:30am-7pm | Sat:
8:30am—4pm | Tue, Thu, Sun:
Closed

Family Animal Hospital — Ste 121

(714) 434-2830

Mon—Fri: 8am-5pm | Sat-Sun:
Closed

Wellness For Life Chiropractic — Ste
202

(949) 645-9355

Mon—Fri: 1pm—-6pm | Sat-Sun:
Closed

Dr. Josephine Sinajon, DMD — Ste
115

(714) 549-1044

Mon—Fri by appointment

East West Acupuncture Clinic — Ste
111

(949) 642-8883

Mon, Tue, Thu, Fri, Sun by
appointment

Assured In Home Care — Ste 228

(800) 925-7159

Open 24/7

Education, Entertainment & Recreation

Business & Suite

Phone

Hours of Operation

Legacy Escape Rooms — Ste 212

(949) 335-9677

Mon—Fri: 1pm—11:30pm | Sat—Sun:
12pm—-11:30pm

ArtSteps — Ste 119

(714) 760-4042

Mon: 1-7pm | Tue: 1-9pm | Wed:
1-8:30pm | Thu: 1-7pm | Fri:
3-7pm | Sat: 9am—6pm | Sun:
Closed

Musika Studio — Ste 127

(714) 852-3630

Mon-Thu: 1-7:30pm | Fri: 1-7pm |
Sat: 10am—1pm | Sun: Closed

OC Education — Ste 109

(714) 245-6541

US Marine Corps Recruiting — Ste
119

(714) 662-1041




Retail & Services

Business & Suite

Phone

Hours of Operation

Mesa Verde Pharmacy — Ste 101

(714) 884-3574

Mon—Fri: 9am-5:30pm | Sat-Sun:
Closed

Plaza Wine & Spirits — Ste 129

(714) 429-0066

Mon-Wed: 8am—-11pm | Thu-Sat:
8am—12am | Sun: 8am—10pm

iCare Mobile Repair — Ste 213

(385) 666-8888

Pixels and Magic Creative Agency —
Ste 108

(714) 502-4243

Fitness

Business & Suite

Phone

Hours of Operation

Club Pilates — Ste 123

(949) 791-7184

Mon—Fri: 6am—-8pm | Sat—Sun:
7am-1pm

OC Tae Kwon Do — Ste 118

(714) 979-6400

Financial, Insurance & Professional Services

Business & Suite

Phone

Hours of Operation

Allstate Insurance (Randy Wong) —
Ste 107

(714) 434-5906

By appointment

Edward Jones — Ste 116

(714) 557-1764

MiklosCPA Inc — Ste 215

(866) 397-6184

Mesa Verde Consulting — Ste 216

(714) 557-0992

MKD Business Services — Ste 211

(714) 557-3332

Brady Business Services — Ste 227

(714) 540-9019

Coasterra Pest Control — Ste 225

(714) 551-6730

Mon—Fri: 9am-5pm | Sat-Sun:
Closed

Gatehouse Properties — Ste 210

(949) 933-2661

Port Financial — Ste 204

(714) 486-3253

CASA Real Estate — Ste 224

Mesa Verde Plaza Management —
Ste 209

(714) 641-1487

Redline Comment — Site Plan Legend (Page 7):

Comment: "Provide details of how the roadway will be blocked."

Response: For the Farmers Market use only, the roadway entry into the event area will be
temporarily restricted using vehicles as physical barriers in conjunction with Type 1 A-Frame
Barricades with Reflective Double-Sided Rails. These measures are consistent with the setup
used and approved for the Cruise the Loop event at this same location, for which all required
permits from the City of Costa Mesa and OC Health were obtained. This provides an established
proof of concept for traffic flow management at this site.

Please note: The City of Costa Mesa has confirmed that this project does not require a permit
from Mesa Water District.

Redline Comments — Farmers Market Site Plan (Page 10):



Comment 1: "Clearly label the plan for what outdoor use is proposed. Provide a north arrow. Call
out the total remaining parking spaces."

Response: The revised site plan has been updated to clearly label the proposed outdoor use as
"Weekly Certified Farmers Market." A north arrow has been added. The total parking spaces
available at Mesa Verde Plaza are approximately 182 spaces (177 standard + 5 ADA-accessible).
The farmers market event area does occupy 35 parking spaces; the event is contained within a
designated area enclosed with rope barriers, and 147 parking spaces remain accessible during
the event.

Farmers Market Site Plan Diagram:

Mesa Verde Dr East
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Figure 1: Farmers Market Layout — 35 spaces used, 147 remaining
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Figure 2: Farmers Market event zoomed in event Layout — 35 spaces used, 147 remaining

Comment 2: "Provide method for the temporary restriction of vehicular flow."

Response: Vehicular flow will be temporarily restricted using vehicles as physical barriers and
Type 1 A-Frame Barricades with Reflective Double-Sided Rails placed at the designated entry



points to the event area. Traffic flow through the main parking lot will not be blocked; access to
all surrounding businesses will be maintained at all times.

Comment 3: "Provide details regarding tents, porto-potties, or other temporary structures."
Response:

e Tents: All vendor canopies will be flame-retardant 10x10 EZ-Up canopies. No permanent or
semi-permanent structures will be erected.

e Restrooms: No portable restrooms (porto-potties) will be used. Restroom facilities will be
provided by the existing on-site restaurants, including Deli Nerds.

e Other Structures: No other temporary structures are proposed.

Redline Comments — Quarterly Community Events Site Plan (Page 8):

Comment 1: "Clearly label the plan for what outdoor use is proposed. Provide a north arrow. Call
out the total remaining parking spaces."

Response: The revised site plan has been updated to clearly label the proposed outdoor use as
"Quarterly Community Special Events." A north arrow has been added. The quarterly event uses
9 parking spaces (2 left and 7 right of the Deli Nerds patio). No ADA/accessible spaces are
impacted. Total parking is approximately 182 spaces; 173 spaces remain available during the
event.

Quarterly Special Events Site Plan Diagram:

Figure 3-4: Quarterly Special Events Layout — 9 spaces used, 173 remaining, 0 ADA impacted (zoomed area in on
right)

Comment 2: "Provide method for the temporary restriction of vehicular flow."

Response: No restriction of vehicular flow is proposed for the quarterly community events. The
event area will be defined with rope barriers only. All parking spaces outside event area and
traffic lanes will remain fully accessible throughout the event.

Comment 3: "Provide details regarding tents, porto-potties, or other temporary structures."

Response:



e Tents: One (1) flame-retardant 10x10 EZ-Up canopy only. No other tents or structures.
Restrooms: Restroom facilities will be provided by Deli Nerds. No portable restrooms are
proposed.

® Other Structures: No other temporary structures are proposed.

Redline Comment - Live Music / Deli Nerds Patio Site Plan (Page 9):

Comment: "Clearly label the plan for what outdoor use is proposed. Provide a north arrow. Call
out the total remaining parking spaces."

Response: The revised site plan has been updated to clearly label the proposed outdoor use as
"Deli Nerds Live Music — Existing Outdoor Permitted Patio." A north arrow has been added. The
total parking count is approximately 182 spaces. This use is limited to the existing permitted
outdoor patio of Deli Nerds (Unit 117) and does not involve any changes to the structure,
footprint, or parking configuration. No parking spaces will be affected.

Live Music Patio Site Plan Diagram:

LIVE MUSIC — DELI NERDS PATIO | Application PMCP-26-0007 | 1525 Mesa Verde Dr E, Costa Mesa

Figure 5-6: Live Music Layout — Existing
Permitted Patio, 0 parking spaces affected

USE NOTES:
- Bising pemied paio
o nges

ITEM 2: OUTSIDE AGENCIES

OC Health - Community Event Operators Permit:

A Community Event Operators permit is required from the Orange County Health Care Agency
(OC Health) for the proposed farmers market and quarterly events. We have the necessary
permits in place.

Agricultural Commissioner of Orange County — Certified Farmers' Market Permit:

A Certified Farmers' Market permit is required from the Orange County Agricultural
Commissioner for the weekly farmers market use. We have the necessary permits in place.



Waste Haulers:

After coordination and review, no Waste Haulers permit or coordination is required for the
proposed uses. Waste management will be handled through the existing trash enclosures
on-site.

Mesa Water District:

As noted in the City's redline comments, this project does not require a permit from Mesa Water
District.

ITEM 3: PUBLIC NOTIFICATION MATERIALS

Please Advise on the Physical Notification Labels, Radius Map, and Certification. We will prepare
required documentation by a qualified notification services provider and will be submitted under
separate cover in advance of the scheduled public hearing date.

ITEM 4: PLAN AND LETTER REVISIONS

The enclosed revised plans and this letter have been updated to address all redline comments
provided by the Planning Division. Specific revisions include:

Tenant list and hours of operation added (this letter)

Site plans updated to include outdoor use labels and north arrows for all three proposed
uses

Total parking space counts called out on all site plans (approximately 182 total spaces)
Method of traffic restriction detailed for Farmers Market use

Tent, restroom, and temporary structure details provided for all applicable uses

Clarification that no Mesa Water District permit is required

SUMMARY OF PROPOSED USES

1. Weekly Certified Farmers Market

A weekly outdoor certified farmers market proposed within the designated area of Mesa Verde
Plaza. The event will be contained with rope barriers and, for vehicle-adjacent entry points, Type
1 A-Frame Barricades and vehicle barriers. All vendor canopies will be flame-retardant 10x10
EZ-Up canopies. The event temporarily occupies 35 parking spaces, with 147 spaces remaining
available. Restrooms provided by on-site restaurants; no porto-potties or other temporary
structures.

2. Quarterly Community Special Events (4 per year)

Up to four community special events per year held in the outdoor area adjacent to Deli Nerds.
The event uses 9 parking spaces (2 left + 7 right of Deli Nerds patio); no ADA spaces impacted;
173 spaces remain available. One flame-retardant 10x10 EZ-Up canopy. Restrooms provided by
Deli Nerds. No other temporary structures.



3. Live Music on Deli Nerds Patio (Ongoing)

Ongoing permission to host 1-2 live acoustic musical performances on the existing permitted
outdoor patio of Deli Nerds (Unit 117). Musicians positioned in the front right corner of the
patio. No structural changes, no parking impacts, no additional infrastructure required. Outdoor
use is limited entirely to the existing permitted patio footprint.

| appreciate the City's thorough review and the opportunity to address these items. | am
genuinely excited about the positive community impact these events will bring to Mesa Verde
Plaza and the surrounding neighborhood, and | look forward to working collaboratively with the
Planning Division to bring this application to approval.

Should you have any questions or require additional information, please do not hesitate to
contact me at (714) 486-1777 or tina@delinerds.com.

Respectfully submitted,

Tina Babajanians

Owner & Operator, Deli Nerds

1525 Mesa Verde Drive East, Unit 117
Costa Mesa, CA 92626
tina@delinerds.com | (818) 378-2899

Enclosures: Revised Site Plans (Figures 1-3); Outside Agency Documentation
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