


 

 
 

SUBJECT:  Minor Conditional Use Permit (MCUP) Application PMCP-25-0008 
to allow for an 825 square-foot garage.  

 

SITE LOCATION:  479 East 18th Street 
 

APPLICANT:  Jason Richart 
 

OWNER:  Gino Vaccher 
 

PLANNER:   Justin Arios, Associate Planner 
   714-754-5667 or justin.arios@costamesaca.gov 
 

DECISION DATE:  July 30, 2026 
 
 

EXECUTIVE SUMMARY 
 

The applicant is requesting Zoning Administrator approval of an MCUP to allow for the 
construction of a new detached accessory structure including an 825 square-foot 
detached three-car garage, gym area, bathroom, laundry room, and a covered patio.  
 
Staff supports the requests because the proposed use is consistent with applicable 
goals, objectives, and policies of the General Plan, and complies with applicable 
provisions of the Zoning Ordinance and respective findings. Therefore, staff 
recommends that the Zoning Administrator find that the project is exempt from the 
California Environmental Quality Act (CEQA), and approve the application based on 
findings of fact and subject to conditions of approval.  
 
DECISION 
 

This Zoning Administrator will make a decision on July 30, 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 Associate Planner, Justin Arios, prior to noon on Thursday, July 30, 2026, 
at justin.arios@costamesaca.gov, or by delivering them in person or via U.S. mail to the 
Economic & Development Services Department located at 77 Fair Drive, Post Office 
Box 1200, 92628-1200. 

CITY OF COSTA MESA 
ZONING ADMINISTRATOR STAFF REPORT  

mailto:justin.arios@costamesaca.gov
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PLANNING APPLICATION SUMMARY 
 

Location 479 East 18th Street Application Number PMCP-25-0008 
Request Zoning Application PMCP-25-0008 is a request for a Minor Conditional Use Permit (MCUP) to 

allow for the construction of a new 825 square-foot, detached three-car garage. 
CEQA Exempt per CEQA Guidelines Section 15303 (New Construction) 
Final Action Zoning Administrator 

 
SUBJECT PROPERTY 

Zoning District R1 (Single-Family Residential District) 
General Plan  
Land Use Designation   

Low Density Residential 

Lot Dimensions 60 feet x 130 feet 
Lot Area 7,800 square-feet (0.18-acres) 
Entitlements / Permits (1995) B071768 – addition and alteration to existing single-family residence 
Existing Development Existing single-family residence with detached garage, accessed from the public 

alley.  
 

SURROUNDING PROPERTY 
 

Zoning District 
General Plan  
Land Use Designation Existing Development 

North / East / 
South / West R1 (Single-Family Residential District) Low Density Residential Single Family Residential 

 
DEVELOPMENT STANDARDS 

Development Standard Required / Allowed 
R1 Development Standard 

Proposed / Provided Meets Code 

Open Space Min. 40% (3,120 SF) 53% (4,140 SF) Yes 
 

Setbacks (proposed garage) 
   Separation from main residence 6 FT 22 FT 4 IN Yes 
   Side (Left / Right) 5 FT / 5 FT 5 FT 2 IN / 5 FT 2 IN Yes 
   Rear (abutting public alley) 5 FT 5 FT 1 IN Yes 

 
Building Height 2 Stories / 27 FT 1 Story / 18 FT 7 IN Yes 

 
Parking (accessed from public alley) 

3 total spaces 
3 garage spaces 1 

(with car lift for 1 
additional space)  

Yes 

1 Replacing existing 2-carage garage accessed from public alley with no open parking in the driveway 
from the alley. 
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PROJECT LOCATION 
 
The subject property is located at 479 East 18th Street (see Figure 1). It is a 0.18-acre 
(7,800 square-foot) rectangular-shaped site located near the intersection of East 18th 
Street and Irvine Avenue. The site is currently developed with an existing 1,669 square-
foot, single-story, single-family residence, with detached two-car garage accessed 
from the public alley.  
 
Figure 1. Vicinity Map 
 

 
 
 
Properties to the north (across East 18th Street), south (across the public alley), east and 
west have Low Density Residential Land Use designations with R1 (Single-Family 
Residential District) zoning designations. The properties in all directions are developed 
with single-family homes.  
 
 

PROJECT 
SITE 
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Zoning and Land Use 
 
The subject property has a General Plan Land Use designation of Low Density 
Residential and a Zoning designation of R1 (Single-Family Residential). The Low 
Density Residential General Plan Land Use designation is intended to accommodate 
detached single-family residences with a density of up to eight units per acre. The 
maximum density allowed is 6,000 square-feet per dwelling unit. The project site is not 
located within a specific plan area, therefore the R1 zone standards apply. 
 
 
PROJECT DESCRIPTION 
 
The project proposes to demolish the existing detached 200 square-foot garage to 
allow for the construction of the new accessory structure (Figure 2). The project is 
proposing an 825 square-foot detached three-car garage which will include a gym, 
bathroom, laundry room, and attached patio cover (Figure 3). The project also includes 
remodeling the existing single-family residence which is not a part of the requested 
MCUP. The proposed three-car garage includes a car lift, as well as extra space in the 
garage for a workbench and storage that do not obstruct the required parking area.  
 
 
STANDARD OF REVIEW 
 
Minor Conditional Use Permit 
 
Pursuant to Costa Mesa Municipal Code (CMMC) Section 13-85(a)(1), “Required 
garage dimensions…[for] each residence shall have no more than 700 square feet of 
garage area unless authorized by a minor conditional use permit.” 
 
To approve an MCUP application under CMMC Section 13-29(g)(2)(a-c), the proposed 
project 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. 
 

https://ecode360.com/42617710
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Figure 2. Site Plan 
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Figure 3. Floor Plan (proposed garage) 
 

 
 
 
ANALYSIS 
 
The proposed garage complies with the required parking standards by provinding three 
enclosed parking spaces; R-1 requires 2 covered spaces and one open space. As 
described in the applicant’s letter (Attachment 1), the proposed project would replace an 
exisintg two-car garage with a new three-car garage with a parking lift for an additional 
parking space. Also, as mentioned in the applicant’s letter, there are other examples of 
oversized garages along the subject public alley and in the general area. Furthermore, 
as described in the applicant’s letter, the oversized garage would allow for the 
necessary space to accommodate modern trucks and larger vehicles, as well as a 
workbench and storage area. The proposed garage would be architecturally similar to 
the remodeled single-family residence include similar smooth stucco siding with 
ribbed steel roofing as well as similar doors and windows (Figure 4). 
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Figure 4. Floor Plan (proposed garage) 
 

 
 
With the incorporation of the recommended conditions, the proposed project would not 
result in undue impacts on the surrounding properties. Condition of Approval 8 ensures 
the accessory structure is not used as a separate bedroom or for sleeping purposes 
and Condition of Approval 9 ensures no commercial or industrial activity. Thus, the 
proposed garage is compatible with the surrounding residential developments. The 
project would not generate unusual noise, traffic, or parking impacts beyond those 
typically associated with residentially zoned properties or a residential use. 
 
REVIEW CRITERIA AND GENERAL PLAN CONSISTENCY 
 
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 Zoning Code for the specific 
planning applications.  
 
The following Review Criteria are applicable pursuant to CMMC Section 13-29(e):  
 
(1) Compatible and harmonious relationship between the proposed building and 

site development, and use(s), and the building and site developments, and 
uses that exist or have been approved for the general neighborhood.  
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Consistent. The proposed development is compatible and harmonious with the 
surrounding development and uses in that the proposal complies with the 
development standards. The proposal includes a request for a new 825 square-foot 
detached garage with proposed gym area and covered patio area that meets 
height and setback requirements and does not exceed allowable thresholds 
maintained by other similarly zoned properties in the immediate vicinity. 
Additionally, there are other existing examples of oversized garages in the area and 
along the subject public alley. The proposed architectural style of the garage is 
compatible with that of the remodeled residence and comparable to that of the 
adjacent residences. The project is consistent with the surrounding development 
pattern and conforms to all applicable development standards. 
 

(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.  
 
Consistent. Safety and compatibility of the design of buildings, parking area, 
landscaping, luminaries and other site features have been considered for the 
proposed project in that the design of the new garage structure are compliant with 
applicable standards. The parking area, driveway, and open space area all conform 
to the zoning code requirements as well. 
 

(3) Compliance with any performance standards as prescribed in the Zoning Code. 
 
Consistent. The proposed project complies with the development standards for 
the R1 zone including building height, density, setbacks, parking and open space. 
All City departments have reviewed and tentatively approved the attached plans.  
 

(4) Consistency with the General Plan and any applicable specific plan. 
 
Consistent. The proposed project is consistent with the General Plan in that the Low 
Density Residential General Plan Land Use designation allows up to eight dwelling 
units per acre, equivalent to one dwelling unit per 6,000 square-feet of lot area as 
allowed by the R1 zone. The proposed development and density are allowed under 
this General Plan designation as only one dwelling unit exists under this request, 
consistent with the allowable density. The subject property is not located within a 
Specific Plan area. The following analysis evaluates proposed project consistency with 
applicable policies and objectives of the 2015-2035 General Plan: 
 
The following analysis evaluates proposed project consistency with applicable 
policies and objectives of the 2015-2035 General Plan:  
 
• Goal LU-3: Development that maintains neighborhood integrity and character.  
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Consistent. The project includes the construction of a new three-car garage and 
is compatible in size and design with the existing single-family residence as well 
as with other developments in the neighborhood. 
 

• Policy LU-3.8: Ensure that new development reflects existing design standards, 
qualities, and features that are in context with nearby development and 
surrounding residential neighborhoods. 

 
Consistent. Similar materials and finishes are proposed for the new garage, 
which would match the existing single-family residence. The proposed project 
complies with the development standards of the zone such as height, setbacks, 
and open space 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. 
 
Consistent. The proposed project is not precedent setting for any other project in 
that this application has been reviewed for compliance with the applicable 
development standards as each project is independently evaluated in their 
relationships with all applicable development standards. 

 
CALIFORNIA ENVIRONMENTAL QUAILITY ACT (CEQA) 
 
The project is categorically exempt from the provisions of the California Environmental 
Quality Act (CEQA) pursuant to CEQA Guidelines Section 15303 (Class 3), New 
Construction. Under Section 15303 (Class 3), a project is exempt from the provisions 
of CEQA if it includes the construction of accessory structures including garages, 
carports, patios, swimming pools, and fences. The proposed project meets this 
requirement in that it includes the demolition of an existing detached garage and the 
construction of a new detached garage structure. Lastly, none of the exceptions that 
bar the application of a categorical exemption pursuant to CEQA Guidelines Section 
15300.2 applies. Furthermore, none of the exceptions that bar the application of a 
categorical exemption pursuant to CEQA Guidelines Section 15300.2 apply. The 
project would not result in a cumulative impact; would not have a significant effect on 
the environmental 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.  
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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. 
 

Facts in Support of Finding: The proposed development is compatible and 
harmonious with the surrounding development and uses in that the proposal 
complies with the development standards. The proposal includes a request for 
a new 825 square-foot detached garage with proposed gym area and covered 
patio area that meets height and setback requirements and does not exceed 
allowable thresholds maintained by other similarly zoned properties in the 
immediate vicinity. Additionally, there are other examples of oversized garages 
in the area and along the subject public alley. The proposed architectural style 
of the proposed garage is compatible with that of the existing residence and 
comparable to that of the adjacent residences. The project is consistent with the 
surrounding development pattern and conforms to all applicable development 
standards. Safety and compatibility of the design of buildings, parking area, 
landscaping, luminaries and other site features have been considered for the 
proposed project in that the design of the new garage structure are compliant 
with applicable standards. The parking area, driveway, and open space area all 
conform to the zoning code requirements as well. 

 
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: Granting the approval of the proposed project 
would 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 proposed garage meets the minimum requirement as 
it relates to the required interior garage parking space dimensions and parking 
requirement for the existing development (three spaces required; four spaces 
proposed with car lift). Additionally, the proposed new construction will comply 
with applicable building and safety requirements.  

 
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. 
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Facts in Support of Finding: The proposed project is consistent with the General 
Plan’s Low Density Residential Land Use designation and complies with the 
applicable development standards of the Zoning Code. The proposed 
development and density are allowed under this General Plan designation as only 
one dwelling unit exists under this request, consistent with the allowable density.  
Furthermore, the proposed project is consistent with General Plan Land Use Goal 
LU-3 and Policy LU-3.8 in that development maintains neighborhood integrity and 
character and new development reflects existing design standards, qualities and 
features that are in context with nearby development.  

 
CONCLUSION 
 
Approval of the project would allow for the construction of garage area over 700 
square feet for an existing single-family residence. The proposed project is in 
conformance with the General Plan, Zoning Code, Planning Application Review 
Criteria, and the required findings can be made. The proposed project, as conditioned, 
would be compatible with the surrounding residential uses and would not be 
materially detrimental to other properties within the area. Therefore, staff recommends 
approval of the proposed project, subject to the conditions of approval contained in 
this report.  
 
CONDITIONS OF APPROVAL (PMCP-25-0008) 
 
Plng. 1.  The approval shall be limited to the type of development 

described in the staff report and attachments. Any change in the 
approved plans 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 contact the Planning Division to arrange a Planning 
inspection of the site prior to final building inspection. This inspection 
is to confirm that the conditions of approval and code requirements 
have been satisfied. 



PMCP-25-0008 
Page 12 of 15 
July 30, 2026 
 
 3.  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. 

 4.  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 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. 
 

 5.  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.   
 

 6.  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.   
 

 7.  The accessory structure shall not be used as a separate bedroom or 
be used for sleeping purposes unless otherwise approved by the 
City. A Land Use Restriction shall be required for project, per Land 
Use #15.1 from Table 13-30 of CMMC. 
 

 8.  No commercial or industrial activity is permitted on the site unless 
otherwise approved by the City.  
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CODE REQUIREMENTS 
 
The following list of State and local laws applicable to the project has been compiled 
by staff for the applicant’s reference. Any reference to “City” pertains to the City of 
Costa Mesa. The applicant is also required to comply with any other applicable State 
and local laws not provided below. 
 
Plng. 1.  Approval of the planning/zoning application is valid for two years from 

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

 4.  All new on-site utility services shall be installed underground. 

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

Bldg. 6.  Comply with the requirements of the applicable 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. 
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 7.  If soil contamination exists, then remediation plans shall be 

submitted to both the Building Division and the County of Orange 
for review, approval and issuing a permit. Building permit(s) shall not 
be issued until the soil is certified as clean and usable by a Soil’s 
Engineer. 

 8.  Plans shall be prepared by a California licensed Architect or 
Engineer. Plans shall be wet stamped and signed by the licensed 
Architect or Engineer prior to the issuance of building permits. 

 9.  Construction / improvements that encroach within Public Utility 
Easements shall require written approvals from the utility companies 
associated with that easement. 

 10.  Prior to the Building Division (AQMD) issuing a demolition permit 
contact South Coast Air Quality Management District located at: 
21865 Copley Dr. Diamond Bar, CA 91765-4178 Tel: 909- 396-2000 
Or Visit their website 

The Building Division will not issue a demolition permit until an 
Identification no.is provided By AQMD 

 11.  Submit a precise grading plans, an erosion control plan and a 
hydrology study. A precise grading plan shall not be required if any 
of the following are met: 1- An excavation which does not exceed 50 
CY on any one site and which is less than 2 ft in vertical depth, or 
which does not create a cut slope greater than 1 ½:1 (excluding 
foundation area). 2- A fill less than 1 foot in depth placed on natural 
grade with a slope flatter than 5:1, which does not exceed 50 CY on 
any one lot and does not obstruct a drainage course. 3- A fill less 
than 3 ft in depth, not intended to support structures, which does 
not exceed 50 CY on any one lot and does not obstruct a drainage 
course. Prior to issuing the Building permit, the rough grading 
certificate shall be submitted to the Building Div. 

 12.  Submit a soils report for this project. Soil's Report recommendations 
shall be blueprinted on both the architectural and the precise 
grading plans. 

 13.  On graded sites the top of exterior foundation shall extend above 
the elevation of the street gutter at point of discharge or the inlet of 
an approved discharge devise a minimum of 12 inches plus 2 
percent. California Residential Code CRC 403.1.7.3 ii- Lots shall be 
graded to drain surface water away from foundation walls. The 

http://www.costamesaca.gov/modules/showdocument.aspx?documentid=23381
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grade shall fall a minimum of 6 inches within the first 10 feet. CRC 
R401.3 

Bus. 
Lic. 

14.  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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A-1

SITE PLAN / PROJECT
INFO
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SI
DE

N
C

E

2025.02.10

N.T.

J.R.

SITE PLAN: SCALE: 1/8" = 1'-0"

DEFERRED SUBMITTALS:

SYMBOLS LEGEND:

CONTRACTOR SHALL NOTIFY 
UNDERGROUND SERVICE ALERT A 
MINIMUM OF 48 HOURS PRIOR TO 

BEGINNING ANY CONSTRUCTION WORK.

___________________________________
ACKNOWLEDGMENT SPACE SIGNATURE

___________________________________
PROPERTY OWNER SIGNATURE

PROJECT INDEX:
0 - GENERAL
A-1 SITE PLAN / PROJECT INFO
A-1.1 SITE AREA PLANS
A-1.2 CAL GREEN NOTES
A-1.3 CAL GREEN NOTES
1 - ARCHITECTURAL
A-3 LEVEL.1 FLOOR PLAN
A-3.1 LEVEL.1 ELECTRICAL PLAN
A-3.2 LEVEL.1 REFLECTED CEILING PLAN
A-3.3 GYM + GARAGE - FLOOR + ROOF PLANS
A-3.4 GYM + GARAGE - ELECTRICAL AND RCP
A-5 ROOF PLAN
A-6 ELEVATIONS
A-6.1 GARAGE  ELEVATIONS
A-8 SECTIONS
A-8.1 MODEL SECTIONS
A-8.2 GARAGE SECTIONS
A-9 ENLARGED VIEWS
A-10 DETAILS
A-11 TITLE 24 CALCULATIONS
A-11.1 TITLE 24 CALCULATIONS
A-11.2 TITLE 24 CALCULATIONS
A-11.3 TITLE 24 CALCULATIONS

VICINITY MAP:

PLAN LEGEND:

PN

TRUE NORTH

AS-BUILT / DEMO PLAN:
OWNER:

PROPERTY ADDRESS:

CONSULTANTS:

BUILDING CODE
REQUIREMENTS:

USE OF STRUCTURE:

OCCUPANCY GROUP:

CONSTRUCTION TYPE:

SETBACKS:

No. OF STORIES:

DESCRIPTION OF WORK:

PARKING MIX:

GROSS AREA:

LOT COVERAGE:

GINO VACCHER  

479 E 18TH ST,
COSTA MESA, CA 92627

RICHART DESIGN (JASON RICHART)
1041 W. 18TH STREET, A106
COSTA MESA, CA 92627
949-422-9191

CORE ENGINEERING (STRUCTURAL)
23172 PLAZA POINTE DR. #145
LAGUNA HILLS, CA 92653
949-954-7243
CONTACT: SARAH DEYHIMI

CALIFORNIA BUILDING CODE 2022 (C.B.C.)
CALIFORNIA RESIDENTIAL CODE 2022  (C.R.C.)
CALIFORNIA PLUMBING CODE 2022  (C.P.C.)
CALIFORNIA MECHANICAL CODE 2022  (C.M.C.)
CALIFORNIA ELECTRICAL CODE 2022  (C.E.C.)
CALIFORNIA ENERGY STANDARDS CODE 2022  (T-24)
CALIFORNIA GREEN BUILDING CODE 2022  (CGBC)

SFR - BED COUNT: 3
BATH COUNT: 2
OFFICE: 1

R3/U

TYPE VB

FRONT: 20' | SIDES: 5' | REAR: 5'

1

1. DEMO OF (E) DETACHED GARAGE AND RECONSTRUCT (N) DETACHED
 GARAGE WITH ATTACHED PRIVATE GYM

2. (N) KITCHEN ADDITION
3. RECONFIGURE (E) ROOF OVER KITCHEN + LIVING RM
4. (N) COVERED GYM PATIO
5. (N) FRONT PORCH + SHADE STRUCTURE
6. RECONFIGURE (E) ENTRY COLUMNS AND ROOF LINE
7. CONSTRUCT (N) DORMERS OVER (E) FRONT ROOF

(E) COVERED PARKING: 2
(E) UNCOVERED PARKING: 0

(N) COVERED PARKING: 3
(N) UNCOVERED PARKING: 0

(E) DWELLING:  1,669 SF   (TO REMAIN)
(N) SFD ADDITION:   70 SF
(N) PRIVATE GYM ADDITION: 393 SF
TOTAL HABITABLE: 2,132 SF

(E) GARAGE + DRIVE: 530 SF   (TO BE REMOVED)
(N) 3-CAR GARAGE 825 SF

LOT SIZE: 7,800 SF
3,660 SF / 7,800 SF = 47% LOT COVERAGE  (NEW CONSTRUCTION)
53% OPEN SPACE

MAX. LOT COVERAGE 60%
COMPLIES WITH CITY OF COSTA MESA ZONING REQUIREMENTS.

PN

TR
U

E 
N

O
RT

H

1. HVAC SOUND ATTENUATION CALCS
"SUBMIT SOUND ATTENUATION DESIGN FOR HVAC EQUIPMENT PER ARI STD.275. SOUND LEVEL NOT TO 
EXCEED 50 DBA (55 DBA WITH TIMER: 65 DBA WITH TIMER AND NEIGHBOR'S CONSENT) PER SECTION 10.26.045 
OF THE NBMC. LOCATION OF MEASUREMENT TO BE AT ADJACENT PROPERTY PATIO OR OPENING. PLANS 
MUST BE SUBMITTED PRIOR TO THE INSTALLATION OF EQUIPMENT, PLUMBING AND ELECTRICAL SYSTEMS"

NOTE: DEFERRED SUBMITTALS TO BE REVIEWD BY PROJECT ARCHITECT OR ENGINEER OF RECORD AND CERTIFIED 
PRIOR TO SUBMITTAL FOR PLAN CHECK OR APPROVAL BY CITY .

#
DE

SC
RI

PT
IO

N
DA

TE

2 - STRUCTURAL
S-0.10 GENERAL NOTES + REQUIREMENTS
S-0.11 GENERAL NOTES + REQUIREMENTS
S-0.20 TYPICAL DETAILS
S-1.0 STRUCTURAL FRAMING PLAN (MAIN

HOUSE)
S-2.0 STRUCTURAL FRAMING PLAN (GARAGE)
SD1.0 FOUNDATION DETAILS
SD1.1 FOUNDATION DETAILS
SD2.0 STRUCTURAL DETAILS
SD3.0 STRUCTURAL DETAILS

NOTE: HOME ADDITION IS NOT PART OF THE 
MCUP AND IS UNDER A SEPARATE PERMIT AND 
IS SHOWN TO DEMONSTRATE COMPLIANCE 
WITH DEVELOPMENT STANDARDS AND 
PARKING REQUIREMENTS.

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



 C
O

PY
RI

G
HT

  ©
 2

02
4 

RI
C

HA
RT

 D
ES

IG
N

, A
LL

 R
IG

HT
S 

RE
SE

RV
ED

R
ev

is
io

ns
:

Status:

Pr
oj

ec
t:

Date:

Drawn by:

Reviewed by:

JASON RICHART

10
41

 W
. 1

8T
H

 S
TR

EE
T,

 A
-1

06
C

O
ST

A 
M

ES
A,

 C
A 

92
62

7
R

IC
H

AR
TD

ES
IG

N
G

R
O

U
P.

C
O

M
P.

 9
49

.4
22

.9
19

1

8/
18

/2
02

5 
2:

00
:0

5 
PM

47
9 

E 
18

th
 S

T,
 C

O
ST

A 
M

ES
A,

 C
A 

92
62

7

PERMIT SET

A-1.4

PROJECT PARCEL
MAP

VA
C

C
HE

R 
RE

SI
DE

N
C

E

2025.02.10

N.T.

J.R.

#
DE

SC
RI

PT
IO

N
DA

TE

PROJECT PARCEL MAP:
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(E) ENTRY
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"
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 - 
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2"

LINE OF SOFFIT/CLG 
TRANSITION ABOVE, TYP.

1' - 2"

A-6.1
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 1/4" = 1'-0"
1 LEVEL.1 - PROPOSED FLOOR PLAN
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A-3

LEVEL.1 FLOOR PLAN
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N.T.

J.R.

PN
TRUE NORTH

WALL LEGEND

ID # KEYNOTE TEXT
103 48" GAS STOVETOP WITH 6 BURNER GRIDDLE. RANGE HOOD ABOVE WITH MINIMUM 280 CFM AND MAXIMUM 3.0 SONE, VENTED THRU ROOF.
105 TRASH.
106 KITCHEN SINK WITH GARBAGE DISPOSAL.
107 DISHWASHER WITH GFCI OUTLET IN LOWER CABINET.
108 48" REFRIDGERATOR, WITH WATER LINE AS REQ.
138 ATTIC ACCESS.
147 (N)FORCED AIR UNITS PER T-24  SPECS.
148 PROVIDE A FLOOR LANDING ON EACH SIDE OF EVERY EXTERIOR DOOR. LANDING SHALL HAVE A WIDTH NOT LESS THAN THE WIDTH OF THE

DOOR, AND A MINIMUM OF 36" IN LENGTH. (A) THE LANDING AT THE REQUIRED EGRESS OUT-SWINGING DOORS SHALL NOT BE MORE THAN
1-1/2" LOWER THAN THE TOP OF THE THRESHOLD. (B) THE LANDING AT THE REQUIRED EGRESS IN-SWINGING DOORS SHALL NOT BE MORE
THAN 7-3/4" BELOW THE TOP OF THE THRESHOLD. (C) THE LANDING AT EXTERIOR DOORS OTHER THAN THE REQUIRED EGRESS SHALL NOT BE
MORE THAN 7-3/4" BELOW THE TOP OF THE THRESHOLD.

151 MICROWAVE DRAWER.

PLAN KEYNOTES

DOOR
#

OPENING SIZE TYPE LOCATION TEMP. U-FACTOR SHGC NOTESWIDTH HEIGHT
1 2' - 6" 6' - 8" SOLID CORE (R) OFFICE
17 2' - 6" 8' - 0" SOLID CORE (N) BATH
21 2' - 6" 8' - 0" S.CORE POCKET (N) LAUNDRY
4 2' - 8" 6' - 8" EXTERIOR (R) KITCHEN 0.4 0.4 DOOR PER HOMEOWNER SPEC
5 3' - 0" 7' - 0" EXTERIOR ENTRY (E) ENTRY DOOR PER HOMEOWNER SPEC
16 3' - 0" 8' - 0" EXTERIOR (N) GYM 0.4 0.4 DOOR PER HOMEOWNER SPEC
22 3' - 0" 8' - 0" EXTERIOR (N) 3-CAR GARAGE 0.4 0.4 DOOR PER HOMEOWNER SPEC
8 6' - 0" 6' - 8" EXTERIOR SLIDER (R) OFFICE 0.4 0.4
9 6' - 0" 8' - 0" SOLID CORE (N) GYM 45 MIN. RATED, SELF -CLOSING, SELF-LATCHING
20 8' - 0" 8' - 0" EXTERIOR SLIDER (N) GYM 0.4 0.4
19 9' - 0" 8' - 0" SECTIONAL GARAGE (N) 3-CAR GARAGE
12 15' - 5" 6' - 8" BI-FOLD (E) FAMILY RM 0.4 0.4
18 19' - 0" 9' - 0" SECTIONAL GARAGE (N) 3-CAR GARAGE

WINDOW SCHEDULE

DOOR SCHEDULE

#
DE

SC
RI

PT
IO

N
DA

TE

WIN # OPENING SIZE TYPE LOCATION TEMP. U-FACTOR SHGC NOTESWIDTH HEIGHT
1 1' - 0" 7' - 0" FIXED SIDE LITE (E) ENTRY 0.4 0.4
13 2' - 6" 2' - 6" FIXED (N) LAUNDRY 0.4 0.4
12 3' - 0" 1' - 6" AWNING (N) BATH 0.4 0.4
4 5' - 3" 0' - 3 5/8" SKYLIGHT (N) GYM 0.5 0.46 5020 SKYLIGHT, PER HOMEOWNER SPEC
5 5' - 3" 0' - 3 5/8"
3 5' - 3" 0' - 3 5/8"
15 6' - 0" 1' - 6" AWNING (N) GARAGE 0.4 0.4
6 6' - 0" 5' - 0" SLIDING (E) DINING 0.4 0.4
14 9' - 0" 2' - 0" AWNING (N) GARAGE 0.4 0.4
16 10' - 0" 1' - 6" FIXED (N) GYM 0.4 0.4
9 11' - 0" 3' - 0" FIXED (R) KITCHEN 0.4 0.4

NOTE:
REMODEL SHOWN FOR REFERENCE ONLY 

AND TO BE UNDER SEPERATE PERMIT



SD

p p

GFCI
AFCI

COUNTER MOUNTED

GFCI
AFCI

COUNTER MOUNTED

D
3

D 3

(E)
A/C
UNIT

(N)
TANKLESS WATER 

HEATER

G
FC

I
AF

CI
+3

0"

G
FC

I
AF

CI
+3

0"

LEGEND

LED STRIP FIXTUREL

GFI

OHD

HIGH EFFICIANCY LUMINARY, WALL MOUNTED LIGHT 

OUTLET, CEILING MOUNT @ OVERHEAD DOOR W/ 
AUTO LIGHT

SWITCH, SINGLE LIGHT SWITCH (15 AMP)

125V G.F.C.I. COUNTER TOP OUTLETS (20 AMP)

HIGH EFFICIENCY LUMINARY, 110V RECESSED LIGHT

p HIGH EFFICIENCY LUMINARY, 110V PENDENT LIGHT

WP
120V G.F.C.I. WALL OUTLETS, WEATHERPROOF (20 AMP)

CO

SD

110V EXHAUST FAN W/ MIN 50 CFM (DUCTLESS FANS ARE 
NOT ACCEPTABLE IN ROOMS CONTAINING TUBS OR 
SHOWERS, TYP)

SMOKE DETECTOR

CARBON MONOXIDE DETECTOR

LOW VOLTAGE RECESSED LIGHT, ENCLOSED + GASKET 
SEALED. (ALL LIGHTING SHALL BE HIGH EFFICIENCY)

G.F.C.I. APPLIANCE OUTLET

CEILING FAN W/ LIGHT

125V A.F.C.I. WALL OUTLETS ( 20AMP)

SWITCH, 3-WAY LIGHT SWITCH (15 AMP)3

GENERAL NOTES

1.  PROVIDE DATA  SYSTEM.  DATA RECEPTACLE LOCATIONS PER WALK 
     THROUGH WITH OWNER.
2.  SMOKE ALARMS:  (AFCI & UL2034/2075 APPROVED ) SMOKE ALARMS 
     SHALL RECEIVE THEIR PRIMARY POWER FROM THE BUILDING 
     WIRING AND SHALL BE EQUIPPED WITH A BATTERY BACKUP. SMOKE 
     DETECTORS ALARMS SHALL BE INTERCONNECTED SUCH THAT THE 
     ACTUATION OF ONE ALARMS WILL ACTIVATE ALL OF THE ALARMS IN 
     THE INDIVIDUAL UNITS. 
3.  CARBON MONOXIDE ALARMS:  (AFCI & UL2034/2075 APPROVED ) 
     CARBON MONOXIDE ALARMS SHALL RECEIVE THEIR PRIMARY 
     POWER FROM THE BUILDING WIRING AND SHALL BE EQUIPPED WITH 
     A BATTERY BACKUP. CARBON MONOXIDE ALARMS SHALL BE 
     INTERCONNECTED SUCH THAT THE ACTUATION OF ONE ALARMS
     WILL ACTIVATE ALL OF THE ALARMS IN THE INDIVIDUAL UNITS. 
4.  EXTERIOR LIGHTS: ALL LIGHTS SHALL BE RATED FOR WET 
     LOCATIONS. CEC410.10
5.  WATER HEATER: A DEDICATED 125V, 20A (10 AWG COPPER BRANCH 
     CIRCUIT) ELECTRICAL RECEPTACLE THAT IS WITHIN 3 FEET FROM 
     THE WATER HEATER AND ACCESSIBLE TO THE WATER HEATER 
     WITH NO OBSTRUCTIONS.  THERE SHALL BE A RESERVED SINGLE 
     POLE BREAKER SPACE IN THE ELECTRICAL PANEL LABELED 
     "FUTURE 240V USE".

DB DOORBELL

CHANDELIER, RE: OWNER

G GAS HOOK UP

LED UNDERCABINET FIXTURE

GD GARBAGE DISPOSAL

DW DISHWASHER

JB
JUNCTION BOX

VS SWITCH, VACANCY SENSOR

WHOLE HOME BUILDING VENTILATION FAN

HUMIDISTAT CONTROLS SHALL BE CAPABLE OF 
ADJUSTMENT BETWEEN A RELATIVE HUMIDITY RANGE 
OF 50 TO 80%

H

EXTERIOR HIGH EFFICIANCY LUMINARY, WALL MOUNTED, 
SHALL BE CONTROLLED BY A PHOTOCONTROL/MOTION 
SENSOR COMBINATION (WITH OVERRIDE)

 1/4" = 1'-0"
1 LEVEL.1 ELECTRICAL PLAN
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NOTE:
REMODEL SHOWN FOR REFERENCE ONLY 

AND TO BE UNDER SEPERATE PERMIT
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