


 

 
SUBJECT:  Minor Conditional Use Permit (MCUP) Application PMCP-26-0014 

for a Parking Deviation for a Medical Office 
 
SITE LOCATION:  150 Paularino Avenue, Suite D190 
 
APPLICANT:  Lisa Parissi and Rose Redlich 
 
OWNER:  Paularino Campus, LLC 
 
PLANNER:   Chris Yeager, Senior Planner 
   714-754-4883 or christopher.yeager@costamesaca.gov 
 
DECISION DATE:  August 20, 2026 
 
 
EXECUTIVE SUMMARY 
 
The project is a request for to allow a deviation to the required parking ratio for a new 
2,500 square-foot medical office within an existing office suite due to the operational 
demand for parking being less than the required parking. 
 
Staff supports the project because it is consistent with applicable goals, objectives, and 
policies of the General Plan, and complies with applicable provisions of the Zoning 
Ordinance. Staff recommends that the Zoning Administrator approve the application 
based on findings of fact and subject to conditions of approval. 
 
DECISION 
 
This Zoning Administrator will make a decision on August 20, 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 August 27, 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 August 20, 2026, in writing to Chris Yeager at christopher.yeager@costamesaca.gov, 
or submit to the Community Development 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 150 Paularino Avenue, Ste D190 Application Number PMCP-26-0014 
Request Minor Conditional Use Permit to deviate from parking requirements for a new 2,500 square-

foot medical office within an existing office suite due to the operational demand for parking 
being less than the required parking. 

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

 
SUBJECT PROPERTY 

Zoning District CL (Commercial Limited) 
General Plan Land Use 
Designation   

Industrial Park 

Lot Dimensions Approximate Lot Width: 300 feet 
Approximate Lot Depth: 650 feet 

Lot Area 212,529 square feet 
Existing Development Four multiple-tenant commercial buildings totaling approximately 

70,116 square feet with surface parking. 
 

SURROUNDING PROPERTY 
 Zoning District  General Plan Land 

Use Designation 
Existing Development:   

North (Across Pullman 
Street) 

MP (Industrial Park) Industrial Park Multi-tenant industrial 
development 

East (Across Pullman 
Street) 

MP (Industrial Park) Industrial Park Multi-tenant industrial 
development 

South (Across 
Paularino Avenue) 

MP (Industrial Park) Industrial Park Industrial buildings (Canon 
Factory Service Center 
 

West  The 55 Freeway NA NA 
 

COMMERCIAL LIMITED DEVELOPMENT STANDARDS COMPARISON 
Development Standard Required / Allowed Proposed / Provided Meets Code 
Floor Area Ratio 0.33 0.33 No1 
Building Height 2 stories / 30 feet 2 stories / 30 feet Yes 
Setbacks 
Front (Paularino Ave) 20 feet 20 feet Yes 
Sides  20 feet 20 feet /20 feet Yes 
Rear 20 feet 20 feet Yes 
Parking 
   Project Site / Development 
   (70,116 square-foot total floor 
area) 

280 spaces 237 spaces No1 

 
Final Action Zoning Administrator 
CEQA Review Categorically exempt under CEQA Guidelines Section 15301 (Class 1), 

Existing Facilities 
1 The development is legal non-confirming. The parcel records show this parcel is 212,529 square feet and the total 

building square footage onsite is approximately 70,116 square feet. No change to the building square footage is 
proposed.  
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REQUEST:  
 
The project is a request for a Minor Conditional Use Permit (MCUP) to deviate from the 
parking requirements for a medical office to allow it to occupy an existing office suite 
within the existing multiple tenant office development use at 150 Paularino Avenue. 
Pursuant to the Costa Mesa Municipal Code (CMMC) section, 13-89.5, the Zoning 
Administrator may allow for a reduction in the amount of required parking when it can be 
shown that the demand for the nonresidential use will be less than the required parking.  
 
STANDARD OF REVIEW: 
 
Pursuant to CMMC Section 13-29(g)(2)(a-c), to approve an MCUP, the proposed use must 
meet specific criteria. The project must be compatible with surrounding developments 
and should not be detrimental to nearby properties. Additionally, granting the permit 
must not harm public health, safety, or welfare, nor permit a use, density, or intensity 
inconsistent with the general plan or specific plans for the property. 
 
Furthermore, all applications must adhere to broader “Review Criteria” outlined in the 
CMMC. These include ensuring neighborhood compatibility, safety and design 
consistency, compliance with performance standards, and alignment with the general 
plan and/or applicable specific plans. Each application is project-specific and evaluated 
on its unique merits to ensure it aligns with the City’s development standards. 
 
LOCATION: 
 
The project is located at 150 Paularino Avenue, Suite D190. It is within the Airport 
Industrial area between the SR-55 Freeway and John Wayne Airport. Existing land uses 
in the area are predominantly industrial. Most of the properties in the area have an 
Industrial Park General Plan land use designation and Industrial Park Zoning 
designation. The project site is designated Industrial Park and is zoned Commercial-
Limited (CL). The CL zoning designation is intended for unique areas of land which, 
due to the proximity of residential development or the potential for traffic circulation 
hazards, require special precautions to be taken to assure appropriate development in 
relation to the uniqueness of the property. The zoning designation is compatible with 
industrial areas and commercial uses must be considered according to their 
compatibility with existing or permitted industrial uses. 
 
As shown below, in Figure 1, the project site is an irregularly shaped lot surrounded by 
streets; to the west is the SR-55 Freeway, to the south is Paularino Avenue, and to the 
north and east is Pullman Street. Surrounding properties include various office and 
light industrial uses and are developed with multiple tenant industrial buildings. The 
project site contains four buildings; three are single story and one is two-stories. The 
existing buildings create a triangle shaped courtyard area which is currently passively 
used landscaping with concrete pedestrian paths on the perimeter. The remainder of 

https://ecode360.com/42617727
https://ecode360.com/42616745
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the site is surface parking and landscaping setbacks from all three roads. The four 
buildings onsite are lettered from A to D and total 70,116 square feet. 
Figure 1 Project Location 

 
 
BACKGROUND: 
 
The site was originally constructed in 1978 as a four building, multi-tenant complex. 
On February 11, 2019, the Planning Commission approved applications, PA-18-29 and 
ZA-18-41, which allowed for a coworking space, a 3,000 square-foot event center, a 
café, and a deviation to the required parking for the event space operating after hours 
and a parking study that identified a more appropriate parking rate for the site due to 
the mix of uses. Additional details regarding the approval can be found in the linked 
staff report. 
 
DESCRIPTION 
 
As noted in the attached applicant letter, the proposed medical office would occupy 
an existing 2,500 square-foot office suite, Unit D190. The office is an appointment 
based business with appointments scheduled on an hourly basis. The office proposes 
to operate on Monday, Wednesday, and Thursdays from 9:30 am-1:00 pm and 2:00 
pm to 6:30 pm. The one-hour closure allows for administrative breaks, staff breaks, and 

http://ftp.costamesaca.gov/costamesaca/planningcommission/agenda/2019/2019-02-11/PH-3.pdf
http://ftp.costamesaca.gov/costamesaca/planningcommission/agenda/2019/2019-02-11/PH-3.pdf
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preparation for the afternoon schedule. Peak activities are anticipated to occur after 
5:00 pm when after work appointments are most common.  
The office proposed to include 1 chiropractor, two rehabilitation assistants, and one 
administrative staff member. The maximum number of clients on-site at any given time 
is four, including people waiting for their appointment.  
 
As shown in the floor plan on the page below, the suite will include a combination of 
therapy areas and support spaces which will allow for administrative, consultation, 
circulation, and storage.  
 
ANALYSIS 
 
Medical offices are permitted in the CL zone provided that adequate parking is 
provided. The existing office center does not meet parking requirements for office 
uses. Pursuant to CMMC table 13-89, the site requires 280 parking spaces (four parking 
spaces per 1,000 square feet parking ratio) and only provides 237 parking spaces. As 
part of PA-18-29 and ZA-18-41, a parking study was conducted due to the unique 
nature of the proposed uses on the site. The parking study concluded that a parking 
ratio of 3.75 parking spaces per 1,000 square feet would be appropriate for the 
development based on the mixture of uses on the site.  
 
A parking rate of 3.75 parking spaces per 1,000 square feet would require that the 
proposed 2,500 square-foot office suite to provide 10 parking spaces dedicated to its 
square footage. Pursuant to CMMC table 13-89, medical offices are required to 
provide six parking spaces per 1,000 square feet which would equate to a requirement 
of 15 parking spaces for the subject suite.  
 
Based on the proposed operations, of a maximum of four employees and four clients 
on-site at peak hours, eight parking spaces would be sufficient. For example, if all 
people on site drive to the facility separately, eight parking spaces would be occupied. 
To ensure that there is no overlap between clients, the operator will provide a 15 
minute buffer between scheduled appointments and would not allow for walk-in 
appointments. Therefore, the office is credited for 10 parking spaces and the actual 
demand should not exceed eight parking spaces at any time ensuring adequate 
parking is available.  
 
To ensure that parking does not become an issue in the future, conditions of approval 
have been included which require 15-minute transition period between appointments, 
and that no more than four employees and four clients are on site, and that if any 
parking issues arise, that the operator shall institute operational changes including 
reducing the number of clients at any given time, reducing employees, limiting 
appointments, requiring an additional buffer between appointments, or other 
operational changes deemed necessary to reduce the parking issues.  
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Figure 2 Floor Plan 

 
 

GENERAL PLAN CONFORMANCE 
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The following analysis evaluates the proposed project’s consistency with applicable 
policies and objectives of the 2015-2035 General Plan: 

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

shopping and services.  
 

Consistency: The proposed medical office would introduce a new medical 
purveyor into the area and would provide services to residents or visitors to the 
area.  
 

Review Criteria 
 
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 the development and 
uses of the surrounding properties because the parking impacts provided by 
the medical use (eight parking spaces) would meet that parking allocated to the 
suite (eight parking spaces). The proposed use would comply with all applicable 
zoning requirements, ensuring that it would operate in a manner compatible 
with the existing uses on the site. The use is permitted in the CL zoning district.  

(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.  

The proposed project is limited to interior improvements with no exterior 
improvements proposed. The existing parking areas are well designed and 
maintained and would remain as is. 

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

The proposed medical office is a permitted use and is not subject to any specific 
performance standards outlined in the Zoning Code.  

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

The property has a General Plan Land Use designation of Industrial Park. Under 
this designation, the proposed use is permissible. The proposed project conforms 
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to the City’s General Plan including Policy LU-6.7 as previously mentioned. The 
project site is not located within a specific plan 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 unique project-specific case at a unique site with 
special circumstances and will not be precedent setting for future development. 

FINDINGS 
 
Pursuant to 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: 
 
a. Finding: The proposed development or use is substantially compatible with 

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

 
Facts in Support of Finding: Consistent. The proposed use is compatible and 
harmonious with developments in the same general area and would not be 
materially detrimental to other properties within the area because the use is 
permitted by right and the parking afforded to the suite is more than sufficient 
for the medical office to operate.  

 
b. 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.   

 
Facts in Support of Finding: Consistent. The MCUP would allow for a 
deviation from the required parking. The suite is allocated eight parking 
spaces, and the maximum demand of the proposed use is eight parking 
spaces. Therefore, the use will not create negative parking impacts.  The use 
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 any tenant improvements must comply with Building and 
Fire code requirements. 

 
c. Finding: Granting the 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: Consistent. The granting of this MCUP does not 
allow a use, density, or intensity that is inconsistent with the General Plan in that 
the proposed use is permitted in the Industrial Park land use designation. The 
proposed use is also consistent with the General Plan’s Land Use policy LU-6.7 
in that the use would introduce a new medical service to the area. As 
conditioned, the use should not generate a parking demand that cannot be 
accommodated at the site. 

 
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 for the permitting and/or minor 
alteration of Existing Facilities. The project would involve minor interior modifications 
and no exterior modifications are proposed. 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. 
 
CONCLUSION 
 
Approval of the project would allow for the establishment of a new medical use within 
the existing office center. The proposed use is in conformance with the General Plan, 
Zoning Code, Planning Application Review Criteria, and the required findings can be 
met to allow for the parking deviation. The proposed project, as conditioned, would 
be compatible with the surrounding businesses 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-26-0014) 
 
Plng. 1.  The use shall be limited to the type of operation described in the staff 

report including providing 15-minute buffers between appointments, 
a maximum of four employees and four clients on site, and no walk-ins. 
Any change in the operational characteristics shall be subject to 
Planning Division review and may require an amendment to this Minor 
Conditional Use Permit, subject to either Zoning Administrator or 
Planning Division approval, depending on the nature of the proposed 
change. The applicant is reminded that the Zoning 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)]. 
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 2.  The applicant shall defend, with attorneys of City’s choosing, indemnify, 

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

 3.  The project is subject to compliance with all applicable Federal, State, and 
local laws. A copy of the applicable code requirements has been provided 
to the Applicant below and, where applicable, the Authorized Agent, for 
reference. 
 

 4.  The medical office shall not exceed four employees and four clients at 
any given time.  
 

 5.  A copy of the conditions of approval for the Minor Conditional Use Permit 
PMCP-26-0014 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.  If parking problems arise, the operator shall institute measures to 
minimize or eliminate operational impacts, including, but not limited to, 
modifying the hours of operation, reducing the number of employees, 
allowing for additional buffers between appointments, or reducing the 
number of appointments. 
 

Trans 7.  Fulfill mitigation of off-site traffic impacts at the time of issuance of the 
Certificate of Occupancy by submitting to the Transportation Division the 
required Traffic Impact Fee pursuant to the prevailing schedule of 
charges adopted by the City Council. The Traffic Impact Fee is calculated 
based on the average daily trip generation rate of 34.03 trip ends per TSF 
for the proposed project and includes a credit for any preexisting use. At 
the current rate, the Traffic Impact Fee is estimated at $ 14,322.00. NOTE: 
The Traffic Impact Fee will be recalculated at the time of issuance of 
Certificate of Occupancy based upon any changes in the prevailing 
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schedule of charges adopted by the City Council and in effect at that 
time. 

 
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.  A building permit shall be obtained for all signs according to the 
provisions of the Costa Mesa Sign Ordinance. 
 

Bldg. 3.  Comply with the requirements of the most recent adopted, California 
Building Code, California Electrical Code, California Mechanical Code, 
California Plumbing Code, California Green Building Standards, 
California Energy Code, California Existing Building Code, and California 
Code of Regulations also known as the California Building Standards 
Code, as amended by the City of Costa Mesa at the time of plan submittal 
or permit issuance. Requirements for accessibility to sites, facilities, 
buildings and elements by individuals with disability shall comply with 
Chapter 11B of the California Building Code. A change of occupancy 
shall require compliance with the disabled access requirements of 
chapter 11B of the California Building Code. 
 

Fire 4.  Comply with the requirements of the California Fire Code, including the 
reference standards, as adopted and amended by Costa Mesa Fire & 
Rescue. 
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Bus. 
Lic. 

5.  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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