
 

 
 
SUBJECT:  Major Master Plan Amendment (PMSP-25-0001) for the MET office 

complex to allow for a new restaurant, beer garden, and other 
accessory structures in the existing courtyard.  

 
SITE LOCATION:  535, 555, and 575 Anton Boulevard 
 
APPLICANT:   Jeff Nordberg 
 
OWNER:  McCarthy Cook and Co. 
 
PLANNER:   Chris Yeager, Senior Planner 

714-754-4883 and Christopher.Yeager@costamesaca.gov   
 
DECISION DATE:  June 25, 2026 
 
 
RECOMMENDATION: 
 
Staff recommends that the Zoning Administrator approve PMSP-25-0001, based on the 
findings of fact and subject to the conditions of approval.  
 
DECISION: 
 
The Zoning Administrator will make a decision on June 25, 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 Chris Yeager prior to noon on Thursday, June 25, 2026, at 
christopher.yeager@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. 
 

CITY OF COSTA MESA 
ZONING ADMINISTRATOR STAFF REPORT  
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PLANNING APPLICATION SUMMARY 
 

Location 535, 555, 575 Anton Boulevard Application Number PMSP-25-0001 
Request Modify the existing master plan to allow for a new restaurant and beer garden with other site amenities 

including a modified cabana, BBQ area, common area restroom, and various landscape modifications 
within the courtyard of the existing Met campus.  

CEQA The project is categorically exempt from the provisions of the California Environmental Quality Act 
(CEQA) per CEQA Guidelines Section 15301 (Class 1), Existing Facilities and Section 15303 (Class 3) 
New Construction or Conversion of Small Structures. 

Final Action Zoning Administrator 
 

SUBJECT PROPERTY 
Zoning District Planned Development Commercial (PDC) 
General Plan Land Use Designation   Urban Center Commercial (UCC) 
Lot Dimensions Irregularly Shaped Lot. Approximately 1,500 feet by 750 feet 
Lot Area 18.06 acres 
Previous Approved Permits /  
Land Use Entitlements  

ZA-16-28: Lunch Hour Food Trucks and Special Events 
 

Existing Development Three, twelve-story office buildings, a two-story fitness center, three parking 
structures, and various hardscape, landscape, and site features.  

 
SURROUNDING PROPERTY 

 Zoning District  General Plan Land Use Designation Existing Development:   
North 
(across 
Anton 
Blvd) 

Planned Development 
Residential – North Costa 
Mesa (PDR-NCM)  

High Density Residential Enclave Apartments and the 
Halcyon House  

East PDC UCC Experion Campus 
South N/A N/A Interstate 405 Freeway 
West Town Center (TC) Cultural Arts Center (CAC) Various office towers, parking 

structures, and retail uses  
 

North Costa Mesa specific Plan and Planned Development Commercial Development Standards 
 

North Costa Mesa Specific Plan/ 
PDC Standards 

Required/Allowed 
 

Proposed/Provided Compliance? 

Maximum FAR  1.02 0.99 Yes 
Maximum Square Footage 800.386 sf 782,106 sf Yes 
Maximum AM Peak Hour Trip 
Budget 

947 868 Yes 

Maximum PM Peak Hour Trip 
Budget 

968 856 Yes 

Maximum Height 180 ft (approximately 
12 stories) 

23 feet (one story) Yes 

Parking 2,748 2,454 No* 
*The application requests a deviation to the parking requirement pursuant to a parking study conducted. 
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SETTING: 
 
The project site, The MET, sits to the south of Anton Boulevard at the intersection of 
Sakioka Drive (see Figure 1, below). The property is zoned Planned Development 
Commercial (PDC) and is developed with three existing office towers, a two-story 
fitness center, three parking structures, and surface parking. The surrounding area 
includes the 405 freeway to the south, the Experian campus to the east, the Halcyon 
House Apartments to the north, the Enclave Apartments to the north across Anton 
Boulevard, and Pacific Arts Plaza to the west, across Avenue of the Arts. The subject 
property has a General Plan Land Use designation of Urban Center Commercial (UCC) 
which is intended to allow high-intensity, mixed-use development within a limited area. 
Appropriate uses include offices, retail shops, restaurants, residential, and hotels. The 
site’s zoning designation is Planned Development Commercial (PDC) which is 
intended for retail shops, offices, and service establishments, including but not limited 
to, hotels, restaurants, theaters, museums, financial institutions, and health clubs. These 
uses are intended to serve adjacent residential areas, as well as the entire community 
and region.  
 

Figure 1, Site Location 

 
 
BACKGROUND: 
 
The existing office complex was originally constructed in 1987. The complex 
underwent a refresh and modernization in 2016 and was rebranded to the MET. The 
site is located within sub-area 4, of area 6, of the North Costa Mesa Specific Plan. This 



PMSP-25-0001 
Page 4 of 20  
June 25, 2026 
 
 
sub-area is currently comprised of the three, twelve-story office buildings, totaling 
729,232 square feet, and a two-story fitness center, totaling 49,543 square feet. As 
shown in Figure 1, above, additional structures within sub-area 4 are three parking 
structures, two of which offer three levels of parking and an additional four level 
structure that was constructed to offset and consolidate parking spaces affected by the 
construction of the Halcyon Apartments, to the north, in sub-area 1. The adjacent sub-
area 2 to the north contains an approximately 3,000 square foot retail building 
anchored by Starbucks Coffee. 
 
Entitlement History 
 
Zone Exception Permit ZE-82-84: On August 1982, the City Council approved a 
Preliminary Development Plan for 46-acres south of Anton Boulevard which includes the 
subject property. On April 11, 1983, the Planning Commission approved the Final 
Development Plan for the development of the 12-story office buildings.  
 
Zoning Administrator Application ZA-16-28: On October 20, 2016, the Zoning 
Administrator authorized the courtyard area to be utilized by food trucks during the 
lunch hours, allowed for various special events, and authorized extensive site and 
building improvements to bring the site into its current form. Additional information 
can be found at the following link: 
 
https://www.costamesaca.gov/home/showpublisheddocument/23601/63649056386
6670000  
 
REQUEST: 
 
Pursuant to Costa Mesa Municipal Code (CMMC) Section 13-28(g), major amendments 
to an approved master plan, including an increase in the overall floor area ratio of the 
development and an increase in coverage of structures, is subject to review and approval 
by the Zoning Administrator. This requested major amendment to a master plan 
application includes:  
 

(1) The construction of a new 2,624 square foot freestanding beer garden pavilion 
and associated 4,258 square foot outdoor beer garden pavilion; 
 

(2) The construction of a new 3,660 square foot full-service restaurant within the 
existing ground level of 535 Anton Boulevard and to provide a 1,565 square foot 
outdoor dining patio; 
 

(3) Enclosing the existing covered patio area to be weather proofed to be used as an 
office amenity; and, 
 

https://www.costamesaca.gov/home/showpublisheddocument/23601/636490563866670000
https://www.costamesaca.gov/home/showpublisheddocument/23601/636490563866670000
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(4) Modifications to the courtyard to include a “farm to table” raised gardens area, 
construction of an outdoor BBQ area, and various other site modifications.  
 

The new features will be located within the central courtyard of the MET campus within 
the three existing 12-story office towers (Figure 2 below).  
 

Figure 2, Site Plan 

 
 
STANDARD OF REVIEW: 
 
To approve a master plan amendment application under CMMC Section 13-29(g)(5), 
the proposed modifications must meet specific criteria. The project must meet the 
broader goals of the General Plan, North Costa Mesa Specific Plan, and Zoning Code 
through excellence in design and site planning. 
 
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. 
 

N 

https://ecode360.com/42616756
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PROJECT DESCRIPTION: 
 
Beer Garden 
 
The project is anchored by a new free-standing beer garden (Figure 3 below). The 
facility will include a 1,522 square foot weather-protected pavilion with bar and seating, 
a 4,258 square foot outdoor garden area for additional seating, and an enclosed 1,102 
square foot kitchen with two all-gender single user restrooms. The Beer Garden will 
have multiple beer and drink offerings and will provide grab and go food offerings and 
a small retail component featuring business merchandise. The beer garden will 
operate with a Type 47 liquor license that is primarily beer and wine and non-alcoholic 
drinks. The beer garden is proposed to close prior to 11:00 pm daily.  
 

Figure 3, Beer Garden Floor Plan 

 

N 
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As shown in Figure 4 below, the pavilion and kitchen structure are proposed to be 
constructed with modern architectural elements constructed with traditional materials. 
The building will feature vertical board and batten siding, roofing, and large operable 
windows on the front and side elevations facing the garden. The building will also 
include accent elements of thin horizontal wood siding. The pavilion is proposed to be 
open to the exterior through large operable windows. 
 

Figure 4, Beer Garden Elevations 

 
 
Restaurant  
 
The proposed restaurant will provide full-service lunch and dinner. It will feature an 
1,881 square foot indoor dining area, 1,519 square foot patio dining area, and a 1,768 
square foot kitchen and storage area.  The proposed restaurant is located on the 
ground level of 535 Anton office building in the space of an existing conference center 
and tenant space that will be relocated on the site (Figure 5 below). The interior 
portions of the restaurant are proposed to replace an existing conference center and 
office tenant which will be relocated to an available ground level space at the southeast 
corner of the building. The restaurant is also proposed to close prior to 11:00 pm daily. 
 
 
 
 
 
 
 
 
 

Figure 5, Restaurant Floor Plan 
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As shown in Figure 6 below, the restaurant will be fully incorporated into the existing 
ground level of 535 Anton Boulevard. The patio is proposed to be covered by a metal 
facia and will include roll down screens, horizontal wood walls, and glass windscreens 
to help insulate the patio from weather elements. The patio cover is proposed to be 
supported by steel posts. The restaurant will be open to the patio with a variety of large 
operable windows and doors, allowing for the outdoor feel within the restaurant itself.  
 
 
 
 
 

Figure 6, Restaurant Elevations 

N 
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Other Improvements 
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The site features an existing 957 square foot covered patio which is proposed to be 
enclosed and weather proofed. The space will also include an approximately 462 
square foot covered patio and 464 square foot uncovered patio area. The space will 
be used as an office amenity for Met office tenants and could also be used as a meeting 
and gathering space. The cabana will include similar design elements to the beer 
garden and restaurant including wood siding and large operable windows. The cabana 
is proposed to be located next to a new outdoor barbeque area which will also serve 
as an office amenity and may be used as a gathering space. These spaces are 
conditioned to not be available to the public (Condition of Approval 22). 
 
The project proposes various other improvements including a renovated performer 
area, new seating and hardscape, a new raised bed garden area, and new signage. In 
addition, a new gender separated common area restroom is proposed within 535 
Anton Boulevard to support the new restaurant uses and site amenities.  
 
ANALYSIS: 
 
Staff reviewed the project for consistency with the Zoning Code and North Costa Mesa 
Specific Plan. The following is an analysis on how the project meets required 
regulations. 
 
Floor Area Ratio 
 
Pursuant to table 6A of the North Costa Mesa Specific Plan, Sub-Area 4, the 18.06 acre 
site is allowed a maximum FAR of 1.02 and 800,386 square feet of non-residential 
building square footage. The existing office towers and fitness club total 778,775 
square feet and 0.99 FAR. The proposed scope adds 3,331 square feet of gross floor 
area which maintains the FAR of 0.99. The total square footage is proposed to be 
782,106 square feet which is less than the maximum allowed on the site. 
 
Trip Generation 
 
Pursuant to Table 6A of the North Costa Mesa Specific Plan, the site is limited to a 
maximum AM Peak Hour Trip budget of 947 trips and a Maximum PM Peak hour trip 
budget of 968 trips. The project has submitted a Trip Generation Report which has 
been reviewed by the Transportation Division (Attachment 3) and identifies that the 
maximum peak trip estimates for both morning (868 trips) and evening (856 trips) are 
below the existing trip calculations are within the budgets prescribed in the Specific 
Plan.  
 
 
 
Parking 
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Pursuant to the CMMC, office buildings exceeding two stories in height and 100,000 
square feet in area, require three spaces per 1,000 square feet. Establishments where 
food or beverages are served with more than 300 square feet of public area requires 
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. 
Health Clubs require 10 spaces per 1,000 square feet. In addition, the CMMC 
specifically states that outdoor patio seating areas are not included in the calculation 
of food and beverage establishment parking demand. The application of City parking 
ratios to the existing and proposed mix of uses results in a total parking requirement 
of 2,748 parking spaces, of which 64 spaces are attributed to the proposed Project. 
With an existing parking supply of 2,454 spaces, the project is 294 below the required 
number of spaces.  
 
CMMC section 13-89.5 allows the Zoning Administrator to allow a reduction in the 
amount of required parking provided that the required parking will exceed the actual 
demand of the uses. Given the mix of uses within the project, a parking demand 
analysis was prepared by Linscott, Law & Greenspan (LLG) and was peer review by LSA 
Environmental. The parking study is provided as Attachment 2. The parking study 
included analysis based on on-site parking counts and a shared parking analysis to 
determine if the uses could be supported by the existing parking supply. The parking 
study concluded that the parking demand is forecast to experience a peak demand of 
123 parking spaces within the Parcel 2 parking lot on a typical weekday when parking 
demands are highest at the site. With an existing parking supply of 185 spaces within 
Parcel 2 parking lot, a minimum peak parking surplus of 62 spaces is forecast and 
therefore, LLG concludes that there is adequate parking on site to accommodate the 
existing uses within The Met and the project. A condition of approval has been 
included to ensure that the Parcel 2 parking lot is used to accommodate the proposed 
project and that operational changes be required should parking issues arise 
(Condition of Approval 22).  
 
Residential Proximity 
 
The proposed project is located approximately 100 feet from the existing Halcyon 
House apartment complex. The use will provide a valuable amenity within easy walking 
distance for residents of the apartments but would also have the possibility of 
becoming a nuisance if impacts from noise are not addressed. In order to ensure that 
the uses do not have negative impacts on nearby residential uses, conditions of 
approval, consistent with CMMC section 13-49, have been included. The conditions 
include that the exterior lighting is shielded and/or directed away from the residential 
areas, that outdoor public communication or music amplification not be audible in 
adjacent residential area, that trash facilities be screened and located away from 
residential areas, that the food and beverage establishments be closed from 11:00 pm 
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to 6:00 am, and that truck deliveries related to the uses not occur between 8:00 pm 
and 7:00 am.  
 
In addition, to promote active transportation from the surrounding residential uses, the 
project is conditioned to install bike racks in close proximity to the proposed beer 
garden (Condition of Approval 23). 
 
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 development and uses are compatible and harmonious with 
developments in the same general area and would not be materially detrimental 
to other properties in that the project will provide adequate parking to 
accommodate the new uses, the new uses will provide walkable uses to 
surrounding residential uses including the Halcyon House and other 
surrounding residential uses, and that the uses and development are located 
within the existing courtyard area of the Met campus, approximately 300 feet 
from the nearest public right-of-way and will have minimal impact on the 
streetscape.  

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

Safety and compatibility of the design of buildings, parking area, landscaping, 
luminaries and other site features has been considered in designing the project. 
The project will not be modifying the existing vehicular circulation or parking 
areas. The buildings are located within an existing courtyard with pedestrian 
access. 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 and 
compatibility issues are addressed.  
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(3) Compliance with any performance standards as prescribed in the Zoning 
Code. 

The project complies with the performance standards identified in the Zoning 
Code. The project proposes new food and beverage establishments which will 
close before 11:00 pm which is permitted in the zone. Conditions have been 
provided to ensure compliance with the performance standards established in 
CMMC section 13-49 including that lighting be screened or directed away from 
residential areas, that outdoor communication is not audible in residential areas, 
that trash facilities be screened and located away from residential area, that 
hours be limited to 6:00 am to 11:00 pm, and that truck deliveries do not occur 
anytime between 8:00 pm and 6:00 am.  

(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 uses will provide a new commercial use at the 
development which will aid in the mix and balance of uses in the area. The 
development will activate the Met campus on weekends and evenings, times 
when office uses are not typically in operation. The new uses will provide for 
additional food and beverage establishments available to surrounding 
residents and visitors to the general area. The new uses will provide for 
additional employment opportunities and support the Met campus in its 
attempt to attract new tenants to the office buildings.  

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

local shopping and services. 
 

Consistency: The proposed uses will provide new food and beverage 
establishments which provide services to surrounding residents and office 
tenants. In addition, the proposed uses could attract customers that could 
benefit from some of the other goods and services provided at the subject 
property and immediately surrounding area.  
 

In addition to being consistent with the General Plan, the project is consistent 
with the North Costa Mesa Specific Plan in that the project does not exceed the 
allowable square footages, FAR, trip budget, or height restrictions. The uses will 
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provide walkable and bikeable services to surrounding residents and 
employees which contributes to the pedestrian zone prescribed by the Specific 
Plan.  
 
The Specific Plan requires a traffic analysis for any development proposal that 
includes a commercial component. The supplied trip generation report found 
that the uses comply with the applicable traffic requirements.  
 

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

The application is for a project-specific case limited strictly to the Met campus. 
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 are permitted pursuant to the CMMC and the 
development is allowable with a master plan amendment. 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.  

FINDINGS: 
 
Pursuant to CMMC Section 13-29(g) (5), Master Plan Findings, in order to approve the 
project, the Zoning Administrator shall find that the evidence presented in the 
administrative record demonstrates that the proposed project substantially meets 
specified findings. Staff recommends approval of the request, based on the following 
assessment of facts and findings.  
 
A.  The proposed project complies with Title 13, Section 13-29(g)(5), Master Plan 

Findings, based on the following: 
 
Finding: The master plan meets the broader goals of the general plan, any 
applicable specific plan, and the Zoning Code by exhibiting excellence in design, 
site planning, integration of uses and structures and protection of the integrity of 
neighboring development. 
 
• Facts in Support of Finding: The project meets the broader goals of the 

general plan by providing a new commercial uses in that it will allow for 
additional employment opportunities and commercial services to residents 
and visitors of the City. The increased amenities will also improve the 
marketability of the Met campus to new office tenants. The project is consistent 
with the North Costa Mesa Specific Plan because it meets the maximum FAR, 
trip budgets, and development standards as established by the plan. It also 
provides for commercial uses and pedestrian accessibility prescribed by the 
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plan. The project meets all applicable development standards and 
performance standards as outlined by the Zoning Code and the project 
exhibits excellence in design with modern architectural elements that will 
complement the existing site development. The project has been planned to 
integrate the new uses seamlessly into the courtyard of the Met campus. 
Conditions have been included in the approval to protect residential uses and 
to maintain the integrity of neighboring development. 

 
Finding: Master plan findings for mixed-use development projects in the mixed-
use overlay district are identified in Chapter V, Article 11, mixed-use overlay 
district.   
 
• Facts in Support of Finding: Not applicable as the project is not proposing a 

mixed-use project. However, it is within proximity to residential uses. To ensure 
that the residential uses are protected, conditions have been added to the 
project to limit the hours of operation to 6:00 am to 11:00 pm, to require that 
lighting be screened or directed away from residential areas, that outdoor 
communication is not audible in residential areas, that trash facilities be 
screened and located away from residential areas, and that truck deliveries 
related to the food and beverage uses do not occur anytime between 8:00 pm 
and 6:00 am. 

 
Finding: As applicable to affordable multi-family housing developments, the 
project complies with the maximum density standards allowed pursuant to the 
general plan and provides affordable housing to low or very-low income 
households, as defined by the California Department of Housing and Community 
Development. The project includes long-term affordability covenants in 
compliance with state law.  
 
• Facts in Support of Finding: The project is not proposing a housing use and 

therefore this is not applicable.   
 

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, and Section 15303 (Class 3) New 
Construction or Conversion of Small Structures. The restaurant tenant 
improvements and change in occupancy within an existing commercial space 
constitute the operation, repair, maintenance, permitting, leasing, licensing, or 
minor alteration of existing private structures involving negligible or no expansion 
of existing or former use, consistent with Section 15301. The proposed restaurant 
would occupy a space previously used as a conference center within the existing 
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office tower and would involve interior tenant improvements and associated site 
modifications. The proposed beer garden pavilion constitutes a small accessory 
commercial structure and associated site improvements consistent with Section 
15303. The outdoor seating, landscaping, pedestrian improvements, and ancillary 
retail component are accessory to the uses and do not involve substantial 
expansion beyond the scale contemplated by the categorical exemption. 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 XII, 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 (PMSP-25-0001): 
 
Plng. 1. The applicant shall defend, indemnify, and hold harmless the City, its 

elected and appointed officials, agents, officers and employees from any 
claim, legal action, or proceeding (collectively referred to as "proceeding") 
brought against the City, its elected and appointed officials, agents, 
officers, or employees arising out of (1) 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. 
 

 2. The project is subject to compliance with all applicable Federal, State, and 
local laws. A copy of the applicable Costa Mesa Municipal Code 
requirements has been forwarded to the Applicant and, where applicable, 
the Authorized Agent, for reference. 

https://ecode360.com/42619053
https://ecode360.com/42619053
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 3. Approval of the zoning application is valid for two (2) years from the 

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

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

 5.  A copy of the conditions of approval for the master plan amendment 
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. 
 

 6. The applicant shall contact the Planning Division to arrange a Planning 
inspection of the site prior to the release of occupancy/utilities. This 
inspection is to confirm that the conditions of approval and code 
requirements have been satisfied. 
 

 7. The project shall be limited to the type of building as described in this 
staff report and in the attached plans. Any change in the use, size, or 
design shall require review by the Planning Division and may require an 
amendment to the plan. 
 

 8. Two (2) sets of detailed landscape and irrigation plans, which meet the 
requirements set forth in Costa Mesa Municipal Code Sections 13-101 
through 13-108, shall be required as part of the project plan check review 
and approval process.  Plans shall be forwarded to the Planning Division 
for final approval prior to issuance of building permits. 
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 9.  Existing mature trees shall be retained wherever possible.  Should it be 

necessary to remove existing trees, the applicant shall submit a written 
request and justification to the Planning Division.  A report from a 
California licensed arborist may be required as part of the justification.  
Replacement trees shall be of a size consistent with trees to be removed 
and may be required on a 1:1 basis.  This requirement shall be completed 
under the direction of the Planning Division 
 

 10.  The applicant shall provide for at least one new bicycle rack on the 
property, based on locational approval from Planning and Transportation 
Services. 
 

 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 business owner shall institute appropriate security and 
operational measures are necessary to comply with this requirement. 
 

 12.  Trash facilities shall be screened from view, and designed and located 
appropriately to minimize potential noise and odor impacts to residential 
areas either within the garages or within the side year areas (behind 
fences). 
 

 13.  On-site lighting shall be provided in all parking areas, vehicular access 
ways, and along major walkways. The lighting shall be directed onto 
driveways and walkways within the project and away from dwelling units 
and adjacent properties to minimize light and glare impacts, and shall be 
of a type approved by the Development Services Director 
 

 14.  Transformers, backflow preventers, and any other approved above-
ground utility improvement shall be located outside of the required 
street setback area and shall be screened from view, under direction of 
Planning staff.  Any deviation from this requirement shall be subject to 
review and approval of the Development Services Director. 
 

 15.  Any mechanic equipment such as air-conditioning equipment and duct 
work shall be screened from view in a manner approved by the Planning 
Division. 
  

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

 17.  No outdoor public communication systems shall be installed without 
prior review and approval by the Planning Division. If an outdoor public 
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communication systems is installed, the system shall not be audible in 
adjacent residential areas. 
 

 18.  There shall be no room or designated area reserved for the exclusive use 
of designated persons or “private club members.” 
 

 19.  Music or other entertainment shall not be audible beyond the area under 
the control of the licensee. 
 

 20.  All sales and service staff (within 90 days of hire) shall complete 
Responsible Beverage Service (RBS) training with a provider approved 
by the California Department of Alcoholic Beverage Control.  A copy of 
the training certificates shall be kept on premises and presented to any 
authorized City official upon request. 
 

 21.  The cabana and BBQ area shall not be available to the general public and 
shall be used only as an office amenity.  
 

 22.  The Parcel 2 parking lot shall be used to accommodate the proposed 
project parking. Should parking issues arise, the operator shall institute 
measures to minimize or eliminate operational impacts, including, but 
not limited to, modifying the hours of operation, implementing valet 
parking, or other solutions to the satisfaction of the Development 
Services Director. 
 

 
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.  All noise-generating construction activities shall be limited to 7 a.m. to 7 

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

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

 3.  Street address shall be visible from the public street and/or shall be 
displayed on the freestanding sign. If there is no freestanding sign, the 
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street address may be displayed on the fascia adjacent to the main 
entrance or on another prominent location. When the property has alley 
access, address numerals shall be displayed in a prominent location 
visible from the alley. Numerals shall be a minimum twelve (12) inches in 
height with not less than three-fourth-inch stroke and shall contrast 
sharply with the background. Identification of individual units shall be 
provided adjacent to the unit entrances. Letters or numerals shall be four 
(4) inches in height with not less than one-fourth-inch stroke and shall 
contrast sharply with the background. 
 

 4.  Construction vehicle standing, loading, and unloading shall be 
conducted so as not to interfere with normal use of streets, sidewalks, 
driveways, and on-site parking. 
 

Bldg. 5.  The maximum occupancy, as determined by provisions of the Uniform 
Building Code or other applicable codes, shall be posted in public view 
within the premises, and it shall be the responsibility of management to 
ensure that this limit is not exceeded at any time.    Occupant loads for 
the open patio area and the enclosed building area shall be calculated 
and posted separately. 
 

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

Fire 7.  Comply with the requirements of the California Fire Code, including the 
Intervening Update and referenced standards as amended by the City 
of Costa Mesa. 
 

Bus. 
Lic. 

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

OUTSIDE LIMIT OF WORK
ARE EXISTING AND TO BE
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LIMIT OF WORK LINE,
TYPICAL ALL LOCATIONS.
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PROJECT PLANT MATERIAL LEGEND

QUERCUS VIRGINIANA / SOUTHER LIVE OAK
(48" BOX)

CITRUS / VALENCIA ORANGE
(48" BOX)

EXISTING TREE TO PROTECT IN PLACE

EXISTING TREE TO BE REMOVED

ZONE 1:  RAISED EDIBLE GARDEN PLANTER
(BY OTHERS)

ZONE 2: IN-GRADE GARDEN PLANTER
(BY OTHERS)

ZONE 3: ORNAMENTAL 18" - 30" HEIGHT EVERGREEN
SHRUBS AND GRASSES (HYDROZONE LOW)

ZONE 4: ORNAMENTAL 30" - 42" HEIGHT EVERGREEN
SHRUBS (HYDROMZONE LOW)

ZONE 5: ORNAMENTAL 36" - 48" HEIGHT EVERGREEN
SHRUBS / HEDGES (HYDROZONE LOW)

ZONE 6: ORNAMENTAL SHADE TOLERANT SHRUBS
(HYDROZONE MEDIUM)

EDIBLE GARDEN PLANTING

ORNAMENTAL LANDSCAPE AREA

SITE DEVELOPMENT FEATURES

NEW PORCELAIN TILE PAVING ON EXTERIOR TO
MATCH NEW TILE ON INTERIOR

SEEDED AGGREGATE CONCRETE PAVING ON
EXTERIOR TO MATCH NEW PAVING ON INTERIOR

NEW STABILIZED DECOMPOSED GRANITE PAVING
OR GRAVELCRETE

PAVING FINISH LEGEND

QV1

CV

TREE PALETTE

A

B

C

PROJECT LIMIT OF WORK
PLANT MATERIAL, HARDSCAPE, AND SITE ELEMENTS
OUTSIDE LIMIT OF WORK TO BE PROTECTED IN PLACE

1. NEW CONCRETE RECTANGULAR NATURAL GAS FIRE TABLE

2. NEW CONCRETE ROUND NATURAL GAS FIRE TABLE

3. NEW PERFORMER AREA BY ARCHITECT

4. NEW PERFORMER AREA AND OVERHEAD STRUCTURE BY ARCHITECT

5. NEW WOOD TOPPER ON EXISTING SEAT WALLS

6. NEW 42" HIGH LATTICE STRUCTURE WITHIN EXISTING RAISED PLANTER

7. NEW WOOD VEGETABLE PLANTER BOXES

8. EXISTING SIGN WALL TO REMAIN

9. EXISTING RAISED PLANTER TO REMAIN

10. NEW SHADE STRUCTURE BY ARCHITECT

11. RELOCATED / RE-PURPOSED SHADE STRUCTURE BY ARCHITECT

12. NEW BEER GARDEN RESTAURANT BUILDING BY ARCHITECT

13. NEW RESTAURANT WITHIN BUILDING BY ARCHITECT

14. FURNITURE IN PATIO AREA BY RESTAURANT TENANT

15. EXISTING STRUCTURE TO BE RETROFITTED TO BE ENCLOSED BY

ARCHITECT

SEE CHARACTER REFERENCE IMAGES, SHEET L1.2
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MAINTENANCE NOTES

1. A 90 MAINTENANCE PERIOD WILL BE ESTABLISHED PRIOR TO TURNOVER AND
WILL INCLUDE REMOVAL OF NOXIOUS WEEDS, RESODDING OR PLANT
REPLACEMENT WHERE NECESSARY, INSECT AND DISEASE CONTROL,
PRUNING, AND CONTINUED FERTILIZATION AS RECOMMENDED BY THE
AGRONOMIST.

2. ALL REQUIRED LANDSCAPE AREAS SHALL BE MAINTAINED BY THE OWNER.
THE LANDSCAPE AREAS SHALL BE MAINTAINED FREE OF DEBRIS, WEEDS AND
LITTER AND ALL PLANT MATERIAL SHALL BE MAINTAINED IN A HEALTHY
GROWING CONDITION AT ALL TIMES. DISEASED OR DEAD PLANT MATERIAL
SHALL BE SATISFACTORILY TREATED OR REPLACED PER THE CONDITIONS OF
THE PERMIT.

3. ALL PRUNING SHALL COMPLY WITH THE STANDARDS OF THE AMERICAN
NATIONAL STANDARDS INSTITUTE (ANSI) FOR TREE CARE OPERATIONS AND
THE INTERNATIONAL SOCIETY OF ARBORICULTURE (ISA) FOR TREE PRUNING.
TOPPING OF TREES IS NOT PERMITTED.

4. THE CONTRACTOR SHALL MAINTAIN THE SITE IN A CLEAN AND NEAT
CONDITION, REMOVING TOOLS TRASH AND UNUSED MATERIALS.

GENERAL NOTESPLANTING ZONES SCHEDULE
CODE BOTANICAL / COMMON NAME SIZE
ZONE 1: RAISED EDIBLE GARDEN PLANTER (BY OTHERS)
(HYDROZONE MEDIUM)

VEGETABLES 6" POTS

HERBS 6" POTS

FLOWERS 6" POTS
CODE BOTANICAL / COMMON NAME SIZE
ZONE 2: IN-GRADE EDIBLE GARDEN PLANTER (BY OTHERS)
(HYDROZONE MEDIUM)

VEGETABLES 6" POTS

HERBS 6" POTS

FLOWERS 6" POTS
CODE BOTANICAL / COMMON NAME SIZE
ZONE 3: ORNAMENTAL 18" - 30" HEIGHT EVERGREEN SHRUBS & GRASSES
(HYDROZONE LOW)

LOMANDRA 'BREEZE'  / DWARF MAT RUSH 5 GAL

DIANELLA 'CLARITY BLUE' / CLARITY BLUE 1 GAL
SESLERIA AUTUMNALIS / AUTUMN MOOR
GRASS 1 GAL

LAVANDULA STOECHAS / SPANISH
LAVENDER 5 GAL

CODE BOTANICAL / COMMON NAME SIZE
ZONE 4: ORNAMENTAL 30" - 42" HEIGHT EVERGREEN SHRUBS
(HYDROZONE LOW)

ASPARAGUS D. 'MYERS' / FOXTAIL FERN 5 GAL
ANIGOZANTHOS 'BUSH RANGER' / RED
DWARF KANGAROO PAW 5 GAL

SALVIA LEUCANTHA 'SANTA BARBARA' /
MEXICAN BUSH SAGE 5 GAL

ZAMIA FURFURACEA / CARDBOARD PLANT 5 GAL
CODE BOTANICAL / COMMON NAME SIZE
ZONE 5: ORNAMENTAL 36" - 48" HEIGHT EVERGREEN SHRUBS / HEDGES
(HYDROZONE LOW)

LIGUSTRUM TEXANUM / WAXLEAF PRIVET 5 GAL
RHAPHILEPIS U. 'MINOR' / DWARF YEDDO
HAWTHORN 5 GAL

FEIJOA SELLOWIANA / PINEAPPLE GUAVA 5 GAL
CODE BOTANICAL / COMMON NAME SIZE
ZONE 6: ORNAMENTAL SHADE TOLERANT SHRUBS
(HYDROZONE MEDIUM)

PHILODENDRON XANADU / WINTERBOURN
PHILODENDRON 5 GAL

RUMOHRA ADIANTIFORMIS / LEATHERLEAF
FERN 5 GAL

SCHEFFLERA ARBORICOLA / DWARF
UMBRELLA TREE 5 GAL

TREE SCHEDULE
CODE BOTANICAL / COMMON NAME SIZE

QUERCUS VIRGINIANA /
SOUTHERN LIVE OAK 48" BOX

CITRUS /
VALENCIA ORANGE 48" BOX

EXISTING TREE TO
PROTECT IN PLACE -

EXISTING TREE TO
REMOVE -

QV1

CV

TREE INVENTORY
ACTION TOTAL

EXISTING TREES WITHIN SCOPE
LIMITS TO REMAIN 6

EXISTING TREES WITHIN SCOPE
LIMITS TO BE REMOVED 12

NEW PROPOSED TREES 13

TOTAL EXISTING TREES (CURRENT
CONDITION) 18

TOTAL TREES (EXISTING TO REMAIN
AND PROPOSED) 19

TOTAL ADDITIONAL TREES +1

SITE DEVELOPMENT FEATURES

NEW PORCELAIN TILE PAVING ON EXTERIOR TO
MATCH NEW TILE ON INTERIOR

SEEDED AGGREGATE CONCRETE PAVING ON
EXTERIOR TO MATCH NEW PAVING ON INTERIOR

NEW STABILIZED DECOMPOSED GRANITE PAVING
OR GRAVELCRETE

PAVING FINISH LEGEND

A

B

C

SEE CHARACTER REFERENCE IMAGES BELOW.

1. ALL LANDSCAPE IMPROVEMENTS SHALL CONFORM TO CHAPTER VII OF THE CITY   OF
COSTA MESA CODE OF ORDINANCES LANDSCAPING STANDARDS.

2. EXISTING TREES AND LANDSCAPING SHALL BE PROTECTED IN PLACE UNLESS
SPECIFICALLY NOTED ON THE LANDSCAPE PLANS.  THE CONTRACTOR SHALL NOT
REMOVE ANY TREES UNLESS CLEARLY IDENTIFIED FOR REMOVAL IN LANDSCAPE
PLANS.  THE CONTRACTOR SHALL NOTIFY THE OWNER AND LANDSCAPE ARCHITECT
OF ANY TREES OR PLANT MATERIAL IN QUESTION.

3. A THOROUGH SOIL ANALYSIS BY A QUALIFIED AGRONOMIST WILL INFLUENCE FINAL
PLANT SELECTION, SOIL AMENDMENT, IRRIGATION SYSTEM DESIGN AND USE, AND
FUTURE MAINTENANCE PRACTICES.

4. PLANT MATERIALS HAVE BEEN SELECTED THAT ARE SUITABLE FOR THE CLIMATE,
AND THAT INTEGRATE WITH THE ARCHITECTURAL THEME.

5. LANDSCAPE DRAINS SHALL BE INSTALLED IN PLANTING AREAS AS NEEDED TO
PREVENT DRAINAGE ACROSS WALKWAYS AND PATIO SURFACE.

6. TREE ROOT BARRIERS SHALL BE INSTALLED WHERE TREES ARE PLACED WITHIN 5
FEET OF PUBLIC IMPROVEMENTS.

7. ALL REQUIRED PLANTING AREAS SHALL BE COVERED WITH MULCH TO A MINIMUM
DEPTH OF 2 INCHES, EXCLUDING SLOPES REQUIRING REVEGETATION AND AREAS
PLANTED WITH GROUNDCOVER. ALL EXPOSED SOIL AREAS WITHOUT VEGETATION
SHALL ALSO BE MULCHED TO THIS MINIMUM DEPTH (LDC 142.0413(B)).

8. ALL LANDSCAPE AND IRRIGATION SHALL CONFORM TO THE CITY OF COSTA MESA
AND MATCH THE EXISTING RECENTLY INSTALLED IRRIGATION EQUIPMENT.

9. MINIMUM TREES SEPARATION DISTANCES SHALL MEET THE FOLLOWING CRITERIA:
IMPROVEMENT / MINIMUM DISTANCE TO STREET TREE
TRAFFIC SIGNALS (STOP SIGNS) - 20 FEET
UNDERGROUND UTILITY LINES - 5 FEET (10' FOR SEWER)
ABOVE GROUND UTILITY STRUCTURES - 10 FEET
DRIVEWAY (ENTRIES) - 10 FEET
INTERSECTIONS (INTERSECTING CURB LINES OF TWO STREETS) - 25 FEET

10. PRIOR TO INSTALLATION OF PLANT MATERIAL, OWNER SHALL ENSURE THAT ALL
PLANTS ARE FREE OF PESTS, WEEDS, OR DISEASES.  THIS INCLUDES BUT IS NOT
LIMITED TO ARGENTINE ANTS.  ANY PLANTS WITH PESTS, WEEDS, OR DISEASES
SHALL BE DISCARDED AND SHALL NOT BE INSTALLED ON SITE.

1. NEW CONCRETE RECTANGULAR NATURAL GAS FIRE TABLE

2. NEW CONCRETE ROUND NATURAL GAS FIRE TABLE

3. NEW PERFORMER AREA BY ARCHITECT

4. NEW PERFORMER AREA AND OVERHEAD STRUCTURE BY ARCHITECT

5. NEW WOOD TOPPER ON EXISTING SEAT WALLS

6. NEW 42" HIGH LATTICE STRUCTURE WITHIN EXISTING RAISED PLANTER

7. NEW WOOD VEGETABLE PLANTER BOXES

8. EXISTING SIGN WALL TO REMAIN

9. EXISTING RAISED PLANTER TO REMAIN

10. NEW SHADE STRUCTURE BY ARCHITECT

11. RELOCATED / RE-PURPOSED SHADE STRUCTURE BY ARCHITECT

12. NEW BEER GARDEN RESTAURANT BUILDING BY ARCHITECT

13. NEW RESTAURANT WITHIN BUILDING BY ARCHITECT

14. FURNITURE IN PATIO AREA BY RESTAURANT TENANT

15. EXISTING STRUCTURE TO BE RETROFITTED TO BE ENCLOSED BY

ARCHITECT
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LANDSCAPE SCHEDULEL1.2

2. ROUND FIRE TABLE 7. WOOD PLANTER VEGETABLE BOXES 10. NEW SHADE STRUCTURE BY ARCHITECT TO MATCH
DESIGN AESTHETIC OF RE-PURPOSED STRUCTURES

15. LATTICE STRUCTURE WITHIN EXISTING RAISED
PLANTER

SITE DEVELOPMENT ITEMS
CHARACTER AND REFERENCES
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