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DOUG AUTENRIETH
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104 WEST FIRST STREET
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GENERAL PLAN: PLANNED COMMUNITY COMMERCIAL/BUSINESS

ZONING: FIRST STREET SPECIFIC PLAN (FSSP); COMMERCIAL AS A
PRIMARY USE

ENVIRONMENTAL

STATUS: THIS PROJECT IS CATEGORICALLY EXEMPT (CLASS 1)
PURSUANT TO SECTION 15301 OF THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT

REQUEST: TO OPERATE A MARTIAL ARTS STUDIO IN A TENANT SUITE

AT AN EXISTING COMMERCIAL CENTER
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RECOMMENDATION

That the Zoning Administrator adopt Zoning Administrator Action 10-007, approving
Conditional Use Permit (CUP) 10-003.

BACKGROUND

The project site is located the southwest corner of First Street and El Camino Real
(Attachment A — Location Map). The property is in the First Street Specific Plan (FSSP)
- Commercial as a Primary Use zoning district, Planned Community
Commercial/Business General Plan Land Use Designation, and Town Center
Redevelopment Agency Project Area. Martial arts studios were determined to be
conditionally permitted in the FSSP area by Use Determination (UD) 99-003, approved
by the adoption of Planning Commission Resolution No. 3703. TCC Section 9299b3(e)
authorizes the Zoning Administrator to review applications for minor conditional use
permits for existing developments.

Site and Surrounding Properties

The project site is an approximately 19,950 square foot lot improved with an
approximately 6,000 square foot building consisting of five (5) tenant suites, and onsite
landscape and parking areas. Other tenants in the center currently include a live scan
business, a ballet studio, and a salon.

Surrounding properties to the east, north, and west are also located in the FSSP area.
The properties to the east and north are designated Commercial as Primary and the
property to the west is designated Hotel as Primary. The properties to the south are in
the Central Commercial with Parking Overlay (C-2 P) Zoning District and are in the
Cultural Resources District (see Figure 1 — Surrounding Zoning).
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104 W 1° St.
(Project Site)
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Figure 1. Surrounding Zoning

PROJECT DESCRIPTION

The applicant is requesting authorization to operate a martial arts studio in a 1,207
square foot suite (No. 104) that is currently vacant and was most recently occupied by a
frame shop. The applicant and business owner is Doug Autenrieth who has indicated
that the studio would accommodate approximately eight (8) students and one instructor
per hour. As indicated by the applicant (see Attachment B — Submitted Plans), the
proposed business hours are:

Monday — Friday 11:00 a.m. — 1:00 p.m. and 5:00 p.m. — 9:00 p.m.
Saturday 10:00 a.m. — 12:00 p.m.
Sunday Closed

Proposed Condition 2.5 of ZAA 10-007 states that if the City determines that there is a
parking, traffic, or noise problem as a result of the project, the applicant would be
required to provide mitigation measures, which may include an adjustment and/or
limitation upon the hours of operation.

The proposed floor plan (Attachment B) shows a large open studio set up with a training
mat, a small office at the rear, two (2) partitioned changing rooms, and a unisex
bathroom. The applicant had started construction without obtaining proper building
permits, so proposed Condition 3.2 requires the applicant to submit proper plans
detailing all new construction and obtain the necessary building permits within thirty
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days and complete all work within 30 days thereafter. As a result of the interior work,
the applicant will be required to perform some upgrades to the existing site and building
to increase handicap accessibility.

Center Parking

When the property was developed as a commercial center in the 1970s, there was
limited parking provided on-site and a condition was put on the Certificate of Occupancy
that a minimum of 2,100 square feet of the center be used as professional, as
professional uses require less parking than commercial uses. This method of regulating
allowable uses on the site based upon parking supply through a Certificate of
Occupancy is inappropriate and is no longer utilized.

In 1985, the City adopted the First Street Specific Plan which identifies this property as
‘Commercial as Primary Use” land use designation which is consistent with the
commercial uses of the property. Section I1l.C.10. of the First Street Specific Plan
allows a non-conforming structure which exists at the effective date of the adoption of
the Specific Plan to continue, provided that it is not enlarged or altered in a way which
increases its non-conformity. Since the property was originally developed with a
substandard on-site parking supply but has not been enlarged or expanded, it is
considered continuation of a non-conforming use. The Building Official has issued a
replacement Certificate of Occupancy which eliminates the use stipulations.

In conjunction with the proposed use, the applicant and/or property owner have
completed some tenant improvements to the suite which may include construction of
partition walls and electrical work. The proper permits were not obtained prior to
undertaking the work, so the applicant, property owner, and City Building Division are
working together at this point to ensure that necessary permits are obtained and
inspections conducted. Some degree of handicap accessibility upgrades may be
triggered as a result of the tenant improvements. Pursuant to the California Building
Code (CBC), the handicap parking and accessibility in front of the building may need to
be upgraded, which would likely involve the restriping of a few parking stalls to
accommodate a van-accessible parking space and adjacent loading zone. This would
likely result in the loss of one (1) existing standard parking stall, bringing the total
parking supply to 24 spaces. Pursuant to Tustin City Code Section 9264c, “When
required solely as a need to upgrade existing parking facilities to comply with Title 24,
Title 11l and California Code of Regulations (CCR), or other California Access Codes or
requirements, the total number of required parking spaces may be reduced at the
discretion of the Community Development Director.” The Community Development
Director has reviewed and approved the need for loss of parking due to accessibility
upgrades. However, the loss of spaces for accessibility upgrades is not intended to
penalize or unduly limit current, proposed, or future tenants; the required parking ratio
shall continue to be calculated based on the amount of building square footage and
onsite parking provided at the time of original development, which amounts to one (1)
space per 240 square feet.
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Proposed Use Parking

The center has a total of 5,928 square feet and was developed with 25 parking spaces.
Using the current building square footages and the approved number of parking spaces
at the time when the center was constructed, the subject tenant suite (1200 square feet)
is allotted five (5) parking spaces. Under UD 99-003, the off-street parking requirement
for a martial arts use is one (1) space per three (3) participants. Therefore, the proposed
martial arts studio will be limited to a maximum of fifteen (15) participants, including
instructors and students, at any one time.

FINDINGS

In determining whether to approve the Conditional Use Permit, the Zoning Administrator
must determine whether or not the proposed martial arts studio will be detrimental to the
health, safety, morals, comfort, and general welfare of the persons residing in or
working in the neighborhood or whether it will be injurious or detrimental to property or
improvements in the vicinity or to the welfare of the City. A decision to approve this
request may be supported by the following findings:

1) Martial arts studios are permitted in the FSSP zoning district subject to
approval of a conditional use permit.

2) As conditioned, any construction and/or physical changes will be reviewed by
the Community Development Department at the time of building permit plan
check.

3) As conditioned, sufficient parking for the use is ensured by limiting the
maximum number of participants, including instructors and students, at the
martial arts studio at any given time.

4) As conditioned, the martial arts facility would generally operate consistent and
compatible with the hours of operation for other commercial uses in the area.

Staff recommends that the Zoning Administrator adopt Zoning Administrator Action No.
10-007, approving Conditional Use Permit 10-003 to establish a martial arts studio in a
tenant suite located in an existing commercial center at 104 West First Street.

“M 76@,/9465@

Reina Kapadia '
Associate Planner

Attachments:

A. Location Map

B. Submitted Plans

C. Building Use and Parking Summary

D. Zoning Administrator Action No. 10-007



ATTACHMENT A

LOCATION MAP
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ATTACHMENT B

SUBMITTED PLANS
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