
CITY OF NEWPORT BEACH 
ZONING ADMINISTRATOR STAFF REPORT 

February 26, 2026 
Agenda Item No. 2 

SUBJECT: Sky Thai Massage (PA2024-0201) 
▪ Minor Use Permit

SITE 
LOCATION: 

2737 Coast Highway East, Unit C 

APPLICANT: Jack Meola, Sky Thai Massage 

OWNER: Roger McKinnon 

PLANNER: Daniel Kopshever, Assistant Planner 
949-644-3235, dkopshever@newportbeachca.gov

LAND USE AND ZONING 

● General Plan Land Use Plan Category: Corridor Commercial (CC)
● Zoning District: Commercial Corridor (CC)
● Coastal Land Use: Corridor Commercial – (0.0 – 0.75 FAR) (CC-B)
● Coastal Zone: Commercial Corridor (CC)

PROJECT SUMMARY 

A request for a minor use permit to allow the operation of a massage establishment within 
an approximately 382-square-foot suite of an existing, multi-tenant, commercial building. 
The project proposes one treatment room containing two massage beds, a shower, unisex 
restroom, kitchenette and storage area. Provided services will include massage and 
assisted stretching of muscles. Proposed hours of operation are from 10 a.m. to 7 p.m., 
daily and appointments will be made online.  

RECOMMENDATION 

1) Conduct a public hearing;

2) Find this project exempt from the California Environmental Quality Act (CEQA)
pursuant to Section 15301 under Class 1 (Existing Facilities) of the CEQA Guidelines,
California Code of Regulations, Title 14, Division 6, Chapter 3, because it has no
potential to have a significant effect on the environment; and

3) Adopt Draft Zoning Administrator Resolution No. ZA2026-__ approving the Minor Use
Permit (Attachment No. ZA 1) filed as PA2024-0201.

1

mailto:dkopshever@newportbeachca.gov


Thai Sky Massage (PA2024-0201) 
Zoning Administrator, February 26, 2026 

Page 2 

DISCUSSION 

• The project site located in Corona del Mar, within the Commercial Corridor (CC)
Zoning District and is categorized as Corridor Commercial (CC) by the Land Use
Element of the General Plan. CC is intended to provide areas appropriate for a
range of neighborhood-serving retail and service uses along street frontages that
are located and designed to foster pedestrian activity. The proposed use can be
enjoyed by both residents and visitors and is consistent with the Zoning District
and General Plan.

• Surrounding land uses include fast casual restaurants, retail and personal
services. Residential dwellings are located approximately 15 feet away, across the
alley, and within the 500 block of Fernleaf Avenue.

● Table 2-5 of Section 20.20.020 (Commercial Zoning Districts Land Uses and
Permit Requirements) of the Newport Beach Municipal Code (NBMC) allows
massage establishments within the CC Zoning District, subject to approval of a
minor use permit.

● The project suite is located on the basement level of a multi-tenant commercial
building. The floor plan, available as Attachment No. ZA. 3, proposes two massage
beds in one treatment room, a shower, unisex restroom, kitchenette, and a storage
area.

● Proposed hours of operation are 10 a.m. and 7 p.m., daily, and there are no late
hours (i.e., after 11 p.m.) requested. The hours of operation are compatible with
the surrounding uses and are not likely to cause noise or other disruptions.

● Pursuant to Table 3-10 of Section 20.40.040 (Off-Street Parking Spaces Required)
of the NBMC, the City may establish the parking requirement for a massage
establishment with a use permit. In the singular treatment room, only two massage
beds will be available at any given time. Condition of Approval No. 5 limits the
business to a maximum of two massage technicians providing massage services
at a time. While two massage beds are available, typically only one customer will
be present at any given time, with the exception of couple’s massage bookings
which are less common. Due to the limited number of employees and patrons, a
one per 250 square feet of gross building area parking ratio is appropriate to
support the use. Section 21.38.060(B)(1) (Nonconforming Parking) of the NBMC
allows a new use with a parking requirement one space per 250 square feet to
operate without proving additional parking, provided no intensification or
enlargement occurs.
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● The project site is located within the Coastal Zone. The request to change the
use of the existing commercial suite from an office into a massage establishment
does not result in a higher parking demand and therefore is not an intensification.
The project is not considered development pursuant to Title 21 (Local Coastal
Program Implementation Plan) of the NBMC and no coastal development permit
is required.

● Section 20.48.120 (Massage Establishments and Services) of the NBMC is
intended to prevent the overconcentration of similar uses that may act as fronts
for illegal activity in a given area. While a massage establishment shall not be
located within 500 feet of a public or private school, park or playground, civic
center, cultural site, or religious institution, or within 500 feet of another massage
establishment site, the proposed business is within 500 feet of the Sherman
Library and Gardens and within 500 feet of other massage establishments.
However, Section 20.48.120 (Massage Establishments and Services),
subsection B (Waiver of Location Restrictions) of the NBMC, provides a waiver
for this location requirement if all required findings can be made. The proposed
establishment would operate during reasonable hours, is not anticipated to
encourage the development of urban blight, and is not anticipated to adversely
affect a religious institution, school, park, or playground and therefore complies
with subsection B. While there are other massage establishments in Corona Del
Mar, there does not appear to be an overconcentration.

● The proposed use is within 500 feet of two other massage establishments at 2744
East Coast Highway and 2721 East Coast Highway. 2744 East Coast Highway is
located across a multi-lane roadway (East Coast Highway) and the public
walkways that serve this location do not pass near or around the subject massage
establishment. 2721 East Coast Highway obtained a waiver to permit massage as
an accessory use within 500 feet of another massage establishment. While there
are other massage establishments nearby, the proposed establishment is located
at the basement level which reduces the perceived number of massage
establishments in the immediate area, and the maximum number of customers at
one time would be two, when a couple’s massage is booked.

● The Newport Beach Police Department (NBPD) has reviewed the project and
issued a memorandum (Attachment No. ZA 4) providing suggested conditions of
approval for the project. The conditions have been incorporated into the draft
resolution. The NBPD has no concerns regarding the proposed massage
establishment, subject to the appropriate conditions of approval.

● Condition of Approval No. 25 is included to ensure the applicant will obtain an
Operator’s Permit from the NBPD in compliance with Chapter 5.50 (Massage
Establishments) of the NBMC prior to operation of the business.
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ENVIRONMENTAL REVIEW 
 
This project is exempt from the California Environmental Quality Act (CEQA) pursuant to 
Section 15301 under Class 1 (Existing Facilities) of the CEQA Guidelines, California Code 
of Regulations, Title 14, Division 6, Chapter 3, because it has no potential to have a 
significant effect on the environment. 
 
PUBLIC NOTICE 
 
Notice of this application was published in the Daily Pilot, mailed to all owners of property 
within 300 feet of the boundaries of the site (excluding intervening rights-of-way and 
waterways), including the applicant, and posted on the subject property at least 10 days 
before the scheduled hearing, consistent with the provisions of the Municipal Code. 
Additionally, the item appeared on the agenda for this meeting, which was posted at City 
Hall and on the City website. 
 
APPEAL PERIOD: 
 
An appeal or call for review may be filed with the Director of Community Development 
within 14 days following the date of action. For additional information on filing an appeal, 
contact the Planning Division at 949-644-3200. 
 
Prepared by: 

 
JP/djk 
 
 

Attachments: ZA 1 Draft Resolution 
ZA 2 Vicinity Map 
ZA 3 Project Plans 
ZA 4 Police Department Memorandum 
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RESOLUTION NO. ZA2026-XXX 

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE 
CITY OF NEWPORT BEACH, CALIFORNIA, APPROVING A 
MINOR USE PERMIT AND ADJUSTING THE PARKING RATE 
FOR A MASSAGE ESTABLISHMENT LOCATED AT 2737 COAST 
HIGHWAY EAST, SUITE C (PA2024-0201) 

THE ZONING ADMINISTRATOR OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS 
FOLLOWS: 

SECTION 1. STATEMENT OF FACTS. 

1. An application was filed by Jack Meola of Sky Thai Massage, LLC (Applicant), with
respect to property located at 2737 Coast Highway East Suite C, and legally described
as Lot 4 in Block E of Tract No. 323, in the City of Newport Beach, County of Orange,
State of California, as per map recorded in Book 14, pages 40 and 41 of Miscellaneous
Maps, in the office of the county recorder of said county (Property).

2. The Applicant requests a minor use permit (MUP) to allow for the operation of a
massage establishment within an approximately 382-square-foot suite located in an
existing multi-tenant commercial building. The suite consists of one primary treatment
room containing two massage beds, a unisex restroom, shower, kitchenette and storage
area. There is one on-site parking space provided and it is designated for employee use.
Provided services will include massage and assisted stretching. Proposed hours of
operation are 10 a.m. to 7 p.m., daily and appointments are made online. Also included
is a request to modify the parking rate for the massage establishment (Project).

3. The subject property is categorized as Corridor Commercial (CC) by the Land Use
Element of the General Plan and is located within the Commercial Corridor (CC) Zoning
District.

4. The subject property is located within the Coastal Zone. The Coastal Land Use Plan
category is Corridor Commercial – (0.0 – 0.75 FAR) (CC-B) and the Coastal Zoning
District is Commercial Corridor (CC). The Project is not considered an intensification of
use, therefore, the Project is not considered development pursuant to Title 21 (Local
Coastal Program Implementation Plan) of the Newport Beach Municipal Code (NBMC)
and no coastal development permit is required.

5. A public hearing was held on February 26, 2026, online via Zoom. A notice of time, place
and purpose of the hearing was given in accordance with the NBMC. Evidence, both
written and oral, was presented to, and considered by, the Zoning Administrator at this
hearing.

SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION. 
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1. This Project is exempt from the California Environmental Quality Act (CEQA) pursuant
to Section 15301 under Class 1 (Existing Facilities) of the CEQA Guidelines, California
Code of Regulations, Title 14, Division 6, Chapter 3, because it has no potential to have
a significant effect on the environment.

2. The Class 1 exemption authorizes minor alterations to existing structures involving
negligible or no expansion of use. The Project does not propose any tenant
improvements to accommodate the new use and no new floor area is proposed.
Additionally, the Project is not considered an intensification of use. Therefore, the Class
1 exemption is applicable.

SECTION 3. REQUIRED FINDINGS. 

Minor Use Permit 

In accordance with Section 20.52.020(F) (Conditional Use Permits and Minor Use Permits – 
Findings and Decision) of the NBMC, the following findings and facts in support of such findings 
are set forth: 

Finding: 

A. The use is consistent with the General Plan and any applicable specific plan;

Facts in Support of Finding: 

1. The project site is categorized as CC by the Land Use Element of the General Plan. The
CC categorization is intended to provide a range of neighborhood-serving retail and
service uses along street frontages that are located and designed to foster pedestrian
activity.

2. Land Use Policy LU 2.1 (Resident-Serving Land Uses) of the Land Use Element of the
General Plan is intended to accommodate uses that support the needs of Newport
Beach residents including housing, retail, services, employment, recreation, education,
culture, entertainment, civic engagement, and social and spiritual activity that are in
balance with community natural resources and open spaces.

3. The proposed massage establishment is consistent with the land uses suggested by the
CC categorization as the proposed use will provide an additional service to nearby
residents and visitors to the City in an otherwise vacant tenant space.

4. The subject property is not part of a specific plan area.

Finding: 

B. The use is allowed within the applicable zoning district and complies with all other
applicable provisions of this Zoning Code and the Municipal Code;
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Facts in Support of Finding: 
 
1. The subject property is located within the CC Zoning District. Similar to the CC land use 

category, the CC Zoning District is intended to provide areas appropriate for a range of 
neighborhood-serving retail and service uses along street frontages that are located and 
designed to foster pedestrian activity. 
 

2. Pursuant to Table 2-5 of Section 20.20.020 (Commercial Zoning Districts Land Uses 
and Permit Requirements) of the NBMC, a massage establishment is permitted in the 
CC Zoning District, subject to approval of a minor use permit. 
 

3. Pursuant to Table 3-10 of Section 20.40.040 (Off-Street Parking Spaces Required) of 
the NBMC, the City may establish the parking requirements for a massage 
establishment through the use permit process. Two massage beds will be available in 
the 382-square-foot suite at any given time. Condition of approval No. 5 limits the Project 
to a maximum of two massage technicians providing massage services at any one time. 
While two massage beds are available, the suite size is small and only one client will be 
massaged at any one time, with the exception of couple’s massage bookings which are 
less common. Due to the limited number of employees, patrons, and a low intensity of 
use, a one per 250 parking ratio is appropriate to support the use. Pursuant to Section 
21.38.060(B)(1) (Nonconforming Parking) of the NBMC, a new use requiring one space 
per 250 square feet of gross building area is allowed to operate without proving 
additional parking, provided no intensification or enlargement occurs. 

 

4. The proposed massage establishment is consistent with the legislative intent of Section 
20.48.120 (Massage Establishments and Services) and Chapter 5.50 (Massage 
Establishments) of the NBMC. These code sections provide standards for the 
establishment, location, and operation of independent massage establishments. The 
intent of the code sections is to promote the operation of legitimate massage services 
and to prevent problems of blight and deterioration that may result from an 
overconcentration of massage establishments.  

 
Finding: 
 
C. The design, location, size, and operating characteristics of the use are compatible with 

the allowed uses in the vicinity; 
 
Facts in Support of Finding: 
 
1. The tenant space is located on the basement floor of a multi-tenant commercial building. 

The suite would require no improvements to implement the use, as the suite is already 
set up to offer one treatment room, a restroom, shower, kitchenette and storage area.  

 
2. The existing commercial building is located within a commercial center where there are 

other commercial uses. Residential dwellings fronting Fernleaf Avenue are located 
adjacent to the parking lot serving the proposed use. The nearby residences are 
separated from the subject property by an alley. The nearest residential property is 
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approximately 15 feet away from the entrance to the proposed massage establishment. 
With the suite being located below grade, there will be no noise or visual impact to the 
nearby residences. 
 

3. Hours of operations are proposed from 10 a.m. to 7 p.m., daily. Surrounding uses within 
the same commercial center include fast casual restaurants, retail, general office, and 
other personal services. The project does not propose late hours (i.e., past 11 p.m.) and 
is not likely to cause noise or disruptions to surrounding uses. 
 

4. While no construction is proposed, a building permit is required to document the change 
of use. Condition of Approval Nos. 22 and 23 require that construction plans meet all 
applicable State Disabilities Access requirements and show an accessible path of travel.  

 
Finding: 
 
D. The site is physically suitable in terms of design, location, shape, size, operating 

characteristics, and for the provision of public and emergency vehicle (e.g., fire and 
medical) access and public services and utilities; and 

 
Facts in Support of Finding: 
 
1. The project site is located between Fernleaf Avenue and Goldenrod Avenue, within the 

basement level of an existing, two-story, multi-tenant, commercial building. There is one 
on-site parking space available in a surface parking lot, which is accessed from the alley 
at the rear of the property.  

 
2. Fact 3 in Support of Finding B is hereby incorporated by reference. 
 
3. The Fire Department has reviewed the project to ensure adequate public and 

emergency vehicle access is provided and has no concerns with the project. 
 
Finding: 
 
E. Operation of the use at the location proposed would not be detrimental to the 

harmonious and orderly growth of the City, nor endanger, jeopardize, or otherwise 
constitute a hazard to the public convenience, health, interest, safety, or general welfare 
of persons residing or working in the neighborhood of the proposed use. 

 
Facts in Support of Finding: 
 
1. The project is conditioned with typical daytime and evening hours of operation that are 

intended to encourage compatibility within the surrounding neighborhood. 
 

2. The proposed massage establishment will provide therapeutic services to the residents 
in the surrounding area and to visitors within the City.  
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3. The project was reviewed by the Building Division, Public Works Department, Fire 
Department, Code Enforcement Division, and Newport Beach Police Department 
(NBPD). All recommended conditions of approvals have been included to help limit any 
negative effects to persons visiting or working in the surrounding neighborhood. 
 

4. The NBPD has reviewed the project and has no objections to this project as proposed. 
Condition of Approval No. 25 is included to ensure the applicant obtains an Operator’s 
Permit from the NBPD in compliance with Chapter 5.50 (Massage Establishments) of 
the NBMC. 
 

5. The Code Enforcement Division has reviewed the project and has no objections to this 
project as proposed. Condition of Approval No. 28 requires that all windows (except 
treatment room windows) remain visible and transparent in nature.  
 

Location 
 
In accordance with Section 20.48.120(B) (Massage Establishments and Services – Waiver of 
Location Restrictions) of the NBMC, the following findings and facts in support of such findings 
are set forth: 
 
Finding: 
 
F. The proposed use will not be contrary to the public interest or injurious to nearby 

properties, and that the spirit and intent of this section will be observed; 
 
Facts in Support of Finding: 
 
1. The intent of this section is to promote the operation of legitimate massage services and 

to prevent problems of blight and deterioration, which accompany and are brought about 
by a large number of massage establishments and the misuse of massage therapy as 
a front for prostitution and other illegal activities.  
 

2. The project is located within 500 feet of the Sherman Library and Gardens, which is 
considered a cultural institution and conflicts with the location restrictions listed under 
Section 20.48.120 (Massage Establishments and Services) of the NBMC, as a cultural 
site. However, the project is not anticipated to have any impact on the nearby institution, 
as it is located on the basement level of an existing multi-tenant commercial building 
and will typically provide massage services to one person at a time, or a maximum of 
two people at one time when a couple’s massage is booked. 

 
3. The proposed use is within a managed, multi-tenant commercial building, which should 

help discourage the operation of illegal activities.  
 

4. Condition of Approval No. 26 requires that all employees of the proposed use who 
conduct massage are certified by the California Massage Therapy Council. 
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5. The lack of late hours should also help prevent the business from being used for illegal 
activities.  
 

6. Fact 4 in Support of Finding E is hereby incorporated by reference. 
 
Finding:  
 
G. The proposed use will not enlarge or encourage the development of an urban blight 

area; and  
 
Facts in Support of Finding: 
 
1. The subject property is not located within a blighted area and is well maintained. 

 
2. Although the project is located within 500 feet of other massage establishments, the 

project is not anticipated to produce a blighting effect as the proposed use is not visible 
from the street because the suite is at the basement level, it is oriented towards the 
interior of the property, and is within an existing multi-tenant commercial building.  
 

3. The proposed use is within 500 feet of two other massage establishments at 2744 East 
Coast Highway and 2721 East Coast Highway. 2744 East Coast Highway is located 
across a multi-lane roadway (East Coast Highway) and the public walkways that serve 
this location do not pass near or around the subject massage establishment. 2721 East 
Coast Highway obtained a waiver to permit massage as an accessory use within 500 
feet of another massage establishment. While there are other massage establishments 
nearby, the proposed establishment is located at the basement level which reduces the 
perceived number of massage establishments in the immediate area, and the maximum 
number of customers at one time would be two, when a couple’s massage is booked.  
 

4. Condition of Approval No. 6 requires any signage to comply with the requirements of 
Chapter 20.42 (Signs) of the NBMC. This prevents the proliferation of signs advertising 
massage services or the installation of prohibited sign types, such as animated and 
changeable copy signs or luminous tube lighting (i.e., neon).   

 
Finding: 
 
H. The proposed use will not adversely affect a religious institution, school, park, or 

playground; 
 

Facts in Support of Finding: 
 
1. Fact 2 in Support of Finding F is hereby incorporated by reference. 

 
2. The NBPD has reviewed the request for a waiver of location restrictions and has no 

concerns regarding the location. 
 
SECTION 4. DECISION. 
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NOW, THEREFORE, BE IT RESOLVED: 

1. The Zoning Administrator of the City of Newport Beach hereby finds this project is
categorically exempt from the California Environmental Quality Act pursuant to Section
15301 under Class 1 (Existing Facilities) of the CEQA Guidelines, California Code of
Regulations, Title 14, Division 6, Chapter 3, because it has no potential to have a
significant effect on the environment.

2. The Zoning Administrator of the City of Newport Beach hereby approves the Minor Use
Permit filed as PA2024-0201, subject to the conditions set forth in Exhibit “A,” which is
attached hereto and incorporated by reference.

3. This action shall become final and effective 14 days following the date this Resolution
was adopted unless within such time an appeal or call for review is filed with the
Community Development Director in accordance with the provisions of Title 20 Planning
and Zoning, of the NBMC.

PASSED, APPROVED, AND ADOPTED THIS 26TH DAY OF FEBRUARY 2026. 

_____________________________________ 
Benjamin M. Zdeba, AICP, Zoning Administrator 
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EXHIBIT “A” 

CONDITIONS OF APPROVAL 

Planning Division 

1. The development shall be in substantial conformance with the approved site plan and
floor plan stamped and dated with the date of this approval (except as modified by
applicable conditions of approval).

2. The project is subject to all applicable City ordinances, policies, and standards, unless
specifically waived or modified by the conditions of approval.

3. The applicant shall comply with all federal, state, and local laws. Material violation of
any of those laws in connection with the use may be cause for revocation of this Minor
Use Permit.

4. The hours of operation shall be between 10 a.m. and 7 p.m., daily.

5. There shall be no more than two (2) massage technicians onsite at any given time.

6. All proposed signs shall be in conformance with the provisions of Chapter 20.42 (Signs)
of the NBMC.

7. This Minor Use Permit, as part of PA2024-0201, shall expire unless exercised within 24
months from the date of approval as specified in Section 20.54.060 (Time Limits and
Extensions) of the NBMC, unless an extension is otherwise granted.

8. This Minor Use Permit may be modified or revoked by the Zoning Administrator if
determined that the proposed uses or conditions under which it is being operated or
maintained is detrimental to the public health, welfare or materially injurious to property
or improvements in the vicinity or if the property is operated or maintained so as to
constitute a public nuisance.

9. Any change in operational characteristics, expansion in area, or other modification to
the approved plans, shall require subsequent review by the Planning Division and may
require an amendment to this Use Permit or the processing of a new Use Permit.

10. Prior to the issuance of a building permit, a copy of the Resolution, including conditions
of approval Exhibit “A” shall be incorporated into the Building Division and field sets of
plans.

11. Prior to the issuance of a building permit, the applicant shall pay any unpaid
administrative costs associated with the processing of this application to the Planning
Division.
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12. Should the property be sold or otherwise come under different ownership, any future 
owners or assignees shall be notified of the conditions of this approval by either the 
current business owner, property owner or the leasing agent. 

13. Construction activities shall comply with Section 10.28.040 (Construction Activity – 
Noise Regulations) of the NBMC, which restricts hours of noise-generating construction 
activities that produce noise to between the hours of 7 a.m. and 6:30 p.m., Monday 
through Friday. Noise-generating construction activities are not allowed on Saturdays, 
Sundays or Holidays. 

 
14. No outside paging system shall be utilized in conjunction with this establishment.   
 
15. The exterior of the business shall be maintained free of litter and graffiti at all times. The 

owner or operator shall provide for daily removal of trash, litter debris and graffiti from 
the premises and on all abutting sidewalks within 20 feet of the premises. 

 
16. The applicant shall ensure that the trash dumpsters and/or receptacles are maintained 

to control odors. This may include the provision of either fully self-contained dumpsters 
or periodic steam cleaning of the dumpsters, if deemed necessary by the Planning 
Division. Cleaning and maintenance of trash dumpsters shall be done in compliance 
with the provisions of Title 14, including all future amendments (including Water Quality 
related requirements). 

 
17. Deliveries and refuse collection for the facility shall be prohibited between the hours of 

10 p.m. and 7 a.m. on weekdays and Saturdays and between the hours of 10 p.m. and 
9 a.m. on Sundays and Federal holidays, unless otherwise approved by the Director of 
Community Development, and may require an amendment to this Use Permit. 

 
18. Storage outside of the building in the front or at the rear of the property shall be 

prohibited, with the exception of the required trash container enclosure. 
 

19. A Special Events Permit is required for any event or promotional activity outside the 
normal operational characteristics of the approved use, as conditioned, or that would 
attract large crowds, involve the sale of alcoholic beverages, include any form of on-site 
media broadcast, or any other activities as specified in the NBMC to require such 
permits. 
 

20. To the fullest extent permitted by law, applicant shall indemnify, defend and hold 
harmless the City, its City Council, its boards and commissions, officials, officers, 
employees, and agents from and against any and all claims, demands, obligations, 
damages, actions, causes of action, suits, losses, judgments, fines, penalties, liabilities, 
costs and expenses (including without limitation, attorney’s fees, disbursements and 
court costs) of every kind and nature whatsoever which may arise from or in any manner 
relate (directly or indirectly) to City’s approval of Sky Thai Massage Spa including, but 
not limited to, the Minor Use Permit filed as PA2024-0201. This indemnification shall 
include, but not be limited to, damages awarded against the City, if any, costs of suit, 
attorneys' fees, and other expenses incurred in connection with such claim, action, 
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causes of action, suit or proceeding whether incurred by applicant, City, and/or the 
parties initiating or bringing such proceeding. The applicant shall indemnify the City for 
all of City's costs, attorneys' fees, and damages which City incurs in enforcing the 
indemnification provisions set forth in this condition. The applicant shall pay to the City 
upon demand any amount owed to the City pursuant to the indemnification requirements 
prescribed in this condition.   

 
Fire Department  
 
21. Fire sprinkler plans shall be submitted for any tenant improvement work that may 

obstruct or affect the water spray pattern of the fire sprinkler system. 
 

Building Division  
 
22. The applicant is required to obtain all applicable permits from the City’s Building Division 

and Fire Department. The construction plans must comply with the most recent, City-
adopted version of the California Building Code (CBC). The construction plans must 
meet all applicable State Disabilities Access requirements.  
 

23. An accessible path of travel is required from the parking lot and public right of way to 
the tenant space, in accordance with 11B-202.3 of the CBC.  

 
Police Department 

 
24. Strict adherence to Chapter 5.50 (Massage Establishments) of the NBMC shall be 

required. 
 
25. Prior to operation, the applicant shall apply for and obtain an Operator’s Permit from the 

Chief of Police and keep said permit in good standing. 
 
26. All employees of the applicant business who conduct massage services on the premises 

must be certified by the California Massage Therapy Council (CAMTC) (physicians, 
physical therapists, and chiropractors exempt). 

 
27. The business shall maintain requirements of operation and submit to inspections by 

officers of the NBPD. 
 

Code Enforcement Division 
 
28. All windows (except treatment room windows) shall remain visible and transparent in 

nature. Window signage shall comply with the NBMC. 
 

29. The names of employees shall be posted upon entry and contact information and list of 
state certifications shall be provided upon request. A current list of employees shall be 
kept on-site and maintained at all times. 
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30. The owner, operator, or responsible manager’s contact information for the massage 
establishment shall be provided to the City of Newport Beach Code Enforcement 
Division. 
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VICINITY MAP 

Minor Use Permit 
2737 Coast Highway East, Unit C 

(PA2024-0201)

Project Site 
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2737 E Coast Hwy, Corona Del Mar, CA 92625

PROPERTY INFORMATION
Property address 2737 E Coast Hwy, Corona Del Mar, CA 92625

Description of use RETAIL

Parcel A.P.N. 459 171 16

Zoning CC-B Corridor Commercial

Legal description N TR 323 BLK E LOT 4

Lot area 5446 SF

Year built 1948

Construction type V-B

Number of stories 3
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SHEETS INDEX

 Basement floor plans (Suite "C" - Sky Thai Massage)
As-Built layouts

01 SITE PLAN
02 BASEMENT UNIT (Suite "C" - Sky Thai Massage)

CONTACTS

OWNER

SKY THAI MASSAGE - JACK MEOLA

-

(714) 655-2370

skymassage2024@gmail.com

DRAWINGS
PREPARED BY

ARCOTEC INC. (ALI RAHBAR)

24361 LOS SERRANOS DR. LAGUNA NIGUEL, CA 92677

(949) 232-9421

arcotecinc@gmail.com

VICINITY MAP
N

PARCEL MAP
N

SCALE:   

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

N

01

SCOPE OF SURVEY - BASEMENT UNIT "C" (SKY THAI MASSAGE)

FIRST FLOOR FOOTPRINT

PROPERTY BOUNDARY LINE

SUITE "C" AREA CALCULATION:
NET HEATED AREA (EXCLUDING INTERIOR WALLS) = 370 SF
OVERALL HEATED AREA (INCLUDING INTERIOR WALLS) = 382 SF
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SCALE:   

BASEMENT FLOOR PLAN (UNIT "C" SKY THAI MASSAGE)
1/2"= 1'-0"

N

SCALE:   

SECTION "A"
1/2"= 1'-0"

SCALE:   

SECTION "B"
1/2"= 1'-0"

SCALE:   

SECTION "C"
1/2"= 1'-0"

SCALE:   

SECTION "D"
1/2"= 1'-0"

ELECTRICAL LEGEND

SYMBOL DESCRIPTION

120V. 15 AMP. DUPLEX OUTLET - AFCI - TAMPER-RESISTANT
ALL WALL DUPLEX OUTLETS SHALL BE LOCATED 12" ABOVE FINISHED FLOOR LEVEL U.O.N. HEIGHTS OF
OUTLETS ARE MEASURED FROM FINISHED FLOOR TO CENTERLINE OF ELECTRICAL BOX.
WALLS 2 FEET WIDE OR GREATER SHALL HAVE AN OUTLET. OUTLETS SHALL BE SPACED NO MORE THAN 12 FEET
APART AND A MAXIMUM OF 6 FEET FROM END OF WALLS OR OPENING.

120V. 15AMP. DUPLEX OUTLET WITH GROUND
FAULT CIRCUIT INTERRUPTER - TAMPER-RESISTANT
PROVIDE GROUND FAULT CIRCUIT INTERRUPTER (GFCI) PROTECTION AT ALL BATHROOMS, POWDER
ROOMS,OUTDOOR RECEPTACLES, GARAGES AND WITHIN 6'-0" OF THE KITCHEN SINK.

120V. 20AMP. DUPLEX OUTLET WITH GROUND
FAULT CIRCUIT INTERRUPTER - TAMPER-RESISTANT
PROVIDE GROUND FAULT CIRCUIT INTERRUPTER (GFCI) PROTECTION AT ALL BATHROOMS, POWDER
ROOMS,OUTDOOR RECEPTACLES, GARAGES AND WITHIN 6'-0" OF THE KITCHEN SINK.

SINGLE POLE SWITCH - 4' ABOVE FLOOR
ALL WALL SWITCHES SHALL BE LOCATED 48" ABOVE FINISHED FLOOR LEVEL U.O.N.

SMOKE DETECTOR (UL 217 RATED)
SMOKE ALARMS CAN BE BATTERY OPERATED AND NOT INTERCONNECTED FOR REMODELING PROJECTS BUT
SHALL BE INTERCONNECTED AND HARDWIRED FOR NEW CONSTRUCTIONS. THEY SHALL BE INSTALLED IN THE
FOLLOWING LOCATIONS:
A. IN EACH SLEEPING ROOM.
B. OUTSIDE EACH SEPARATE SLEEPING AREA IN THE IMMEDIATE VICINITY OF THE BEDROOMS.
C. ON EACH ADDITIONAL STORY, INCLUDING BASEMENTS AND HABITABLE ATTICS.
D. SMOKE ALARMS SHALL BE INSTALLED AT LEAST 3 FT. HORIZONTALLY FROM THE DOOR OR OPENING OF A
BATHROOM THAT CONTAINS A BATHTUB OR SHOWER UNLESS THIS WOULD PREVENT PLACEMENT OF A SMOKE
ALARM. MINIMUM DISTANCE OF 20 FEET HORIZONTALLY FROM ANY PERMANENTLY INSTALLED COOKING
APPLIANCE. SMOKE ALARMS AND SMOKE DETECTORS SHALL NOT BE INSTALLED WITHIN A 36 INCH HORIZONTAL
PATH FROM THE SUPPLY REGISTERS OF A FORCED AIR HEATING OR COOLING SYSTEM AND SHALL BE INSTALLED
OUTSIDE OF THE DIRECT AIRFLOW OF THOSE REGISTERS INCLUDING A CEILING-SUSPENDED (PADDLE) FAN.

CARBON MONOXIDE DETECTOR (UL 2034/2075 RATED)
CARBON MONOXIDE ALARMS CAN BE BATTERY OPERATED AND NOT INTERCONNECTED FOR REMODELING
PROJECTS BUT SHALL BE INTERCONNECTED AND HARDWIRED FOR NEW CONSTRUCTIONS. THEY SHALL BE
INSTALLED IN THE FOLLOWING LOCATIONS:
A. OUTSIDE OF EACH SLEEPING AREA IN THE IMMEDIATE VICINITY OF THE BEDROOM(S).
B. ON EVERY LEVEL OF THE DWELLING UNIT INCLUDING BASEMENTS.
C. WHERE A FUEL-BURNING APPLIANCE IS LOCATED WITHIN A BEDROOM OR ITS ATTACHED BATHROOM, A
CARBON MONOXIDE ALARM SHALL BE INSTALLED WITHIN THE BEDROOM.

EXTERIOR WALL MOUNT WATERPROOF LIGHT W/PHOTOCELL
A. A MANUAL ON AND OFF SWITCH THAT DOES NOT OVERRIDE TO ON THE AUTOMATIC ACTIONS OF THE
FOLLOWING CONTROL SYSTEMS
B. A MOTION SENSOR AND PHOTOCELL.; OR (CENRGC 150.0(K)(3)(A)(II))
I. PHOTO CONTROL AND AUTOMATIC TIME SWITCH CONTROL
II. ASTRONOMICAL TIME CLOCK; OR
III. ENERGY MANAGEMENT CONTROL SYSTEM

CEILING SURFACE MOUNT FLORESCENT OR LED LIGHT

CEILING SURFACE GLOBE LIGHT

WALL SCONCE LIGHT

15A
12"

15A
GFCI

20A
GFCI

S

S
    D

E

F

G

C
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W
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Tmplt: 10/18/21 

Attachment No. ZA 4 
Police Department Memorandum 
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NEWPORT BEACH POLICE DEPARTMENT 
DETECTIVE DIVISION 

MEMORANDUM 

TO: Daniel Kopshever, Assistant Planner 

FROM: Wendy Joe, Police Civilian Investigator 

DATE: December 5, 2024 

SUBJECT: Sky Thai Massage 
2737 E. Coast Highway, Ste C, Corona Del Mar, CA 92625 

At your request, the Police Department has reviewed the project application for Sky Thai 
Massage located at 2737 E. Coast Highway, Ste C, Corona Del Mar. The applicant requests a 
minor use permit for an established massage business. 

The proposed business will require a Massage Operator License issued by the Newport Beach 
Police Department per Municipal Code (NBMC) 5.50.040.  

Per NBMC 5.50.015, all employees of the applicant business who conduct massage must be 
certified massage therapists by the California Massage Therapy Council (physicians, physical 
therapists and chiropractors exempt). 

The Police Department has no objections to this project.  

The following conditions would be appropriate for the business: 

 Strict adherence to Newport Beach Municipal Code 5.50 must be upheld.

 All employees of the applicant business who conduct massage must be certified by the
California Massage Therapy Council (CAMTC) (physicians, physical therapists, and
chiropractors exempt).

 The applicant or primary massage therapist must obtain and hold in good standing, a Massage
Operator License issued by the Newport Beach Police Department.

If you have any questions, please contact me at (949) 644-3705 or wjoe@nbpd.org. 

Wendy Joe  
Civilian Investigator, Special Investigations 

23


	PA2024-0201 Staff Report
	ZA 1 : Draft Resolution
	ZA 2 : Vicinity Map
	ZA 3 : Project Plans
	ZA 4 : Police Department Memorandum



