
N
ew

p
o

r
t
 B

a
n

n
in

g
 R

a
n

c
h

M
 

a
 

s
 

t
 

e
 

r
 

 
 

S
 

i
 

t
 

e
 

 
 

P
 

l
 

a
 

n
 

0
9

J
a

n
u

a
r

y

N ew port Bann ing Ranch
M  a  s  t  e  r    S  i  t  e    P  l  a  n 

09J a n ua r y

Newport Banning Ranch LLC

1300 Quail Street, Suite 100
Newport Beach, CA 92660

Michael A. Mohler, Managing Director
Tel:  (949) 833-0222

A P P L I C A N T

D E S I G N  T E A M FORMA Design 
Planners & Landscape Architects

Fuscoe  Engineering
Civil & Water Quality Engineers

Glenn Lukos Associates
Terrestrial & Wetlands Biologists

Robert Hidey Architects
Building Architects

CTG Energetics, Inc. 
Green & Sustainable Solutions

LSA Associates, Inc. 
Traffic Engineering & Cultural Resources

Geosyntec Consultants 
Oil Site Remediation

Firesafe Planning 
Fire Safety Solutions



APPLICANT

Newport Banning Ranch LLC

1300 Quail Street, Suite 100
Newport Beach, CA 92660

Michael A. Mohler, Managing Director
Tel:  (949) 833-0222

DESIGN TEAM

	 FORMA Design 
Planners & Landscape Architects

	 Fuscoe  Engineering
Civil and Water Quality Engineers

	 Glenn Lukos Associates
Terrestrial and Wetlands Biologists

Robert Hidey Architects
Building Architects

CTG Energetics, Inc. 
Green & Sustainable Solutions

LSA Associates, Inc.
Traffic Engineering & Cultural Resources

Geosyntec Consultants
Oil Site Remediation

Firesafe Planning 
Fire Safety Solutions

J an ua ry

Submitted to: 
City of Newport Beach

Planning Department
3300 Newport Boulevard

Newport Beach, California 92658

Submitted by: 
Newport Banning Ranch LLC

Newport Banning Ranch
M  a  s  t  e  r    S  i  t  e    P  l  a  n



MASTER SITE PLAN 

NEWPORT BANNING RANCH PLANNED COMMUNITY 
CITY OF NEWPORT BEACH 

 
TABLE OF CONTENTS 

Chapter/Section Page  
 

NBR - MASTER SITE PLAN TOC_RECOVERD.DOC  January 16, 2009 i 

PART I. INTRODUCTION 
 
1 Location 

1.1 Regional Setting ..................................................................................... I.1-1 
1.2 Surrounding Land Uses and Neighborhoods .......................................... I.1-1 

  
2 Background 

2.1 Brief Planning History of Newport Banning Ranch ................................. I.2-1 
2.2 Planned Community Development Plan................................................. I.2-3 
2.3 Environmental Impact Report ................................................................. I.2-3 

 
3 Existing Conditions 

3.1 Introduction ........................................................................................... I.3-1 
3.2 Access and Visibility............................................................................... I.3-1 
3.3 Topography and Landform ..................................................................... I.3-2 
3.4 Visual Character. .................................................................................... I.3-5 
3.5 Geotechnical Conditions........................................................................ I.3-9 
3.6 Oil Operations ....................................................................................... I.3-9 
3.7 Drainage and Jurisdictional Wetlands................................................... I.3-14 
3.8 Vegetation............................................................................................ I.3-15 
3.9 Vegetation within Open Space Districts ............................................... I.3-21 

 
4 Landowner/Master Developer Applications 

4.1 Master Site Plan Application................................................................... I.4-1 
4.2 Tentative Tract Map Application............................................................. I.4-1 

 
5 Preface to Master Site Plan 

5.1 Purpose and Intent ................................................................................. I.5-1 
5.2 Scope ..................................................................................................... I.5-1 
5.3 Consistency with the NBR PC Development Plan................................... I.5-6 
5.4 Recognition of Master Coastal Development Permit Requirement .......... I.5-7 
5.5 Site Planning Areas................................................................................. I.5-8 

 
 
 



MASTER SITE PLAN 

NEWPORT BANNING RANCH PLANNED COMMUNITY 
CITY OF NEWPORT BEACH 

 
TABLE OF CONTENTS 

Chapter/Section Page  
 

NBR - MASTER SITE PLAN TOC_RECOVERD.DOC  January 16, 2009 ii 

PART II. MASTER SITE PLAN 
 
1 Development and Phasing Plan 

1.1 Master Site Plan..................................................................................... II.1-1 
1.2 Conceptual Development Plan.............................................................. II.1-5 
1.3 Master Phasing Plan .............................................................................. II.1-9 
1.4 Future Site Plans/CDPs ........................................................................ II.1-15 

 
2 Vesting Tentative Tract Map 

2.1 Purpose and Scope................................................................................ II.2-1 
2.2 Overview .............................................................................................. II.2-1 
2.3 Open Space Lots ................................................................................... II.2-2 
2.4 Development Lots ................................................................................. II.2-2 
2.5 Subsequent Tract Maps ......................................................................... II.2-2 

 
3 Master Terraforming Plan 

3.1 Overview .............................................................................................. II.3-1 
3.2 Existing Conditions................................................................................ II.3-1 
3.3 Master Grading...................................................................................... II.3-2 
3.4 Bluff Restoration.................................................................................... II.3-5 
3.5 Remediated Soil Disposition.................................................................. II.3-7 
3.6 Improvements/Soil Disturbance within Open Space Areas .................... II.3-8 
 

4 Master Roadway Improvements 
4.1 Master Roadway Circulation Plan.......................................................... II.4-1 
4.2 West Coast Highway Intersection Improvements................................... II.4-3 
4.3 15th Street / 16th Street / 17th Street Project Entries .............................. II.4-5 
4.4 Roundabout Details............................................................................... II.4-6 
4.5 Traffic-Calming Features ........................................................................ II.4-6 
4.6 Internal Roads ....................................................................................... II.4-9 
 

5 Master Infrastructure and Utilities 
5.1 Domestic and Recycled Water Storage and Distribution........................ II.5-1 
5.2 Wastewater Collection and Disposal ..................................................... II.5-4 
5.3 Dry Utilities and Services ...................................................................... II.5-6 

 



MASTER SITE PLAN 

NEWPORT BANNING RANCH PLANNED COMMUNITY 
CITY OF NEWPORT BEACH 

 
TABLE OF CONTENTS 

Chapter/Section Page  
 

NBR - MASTER SITE PLAN TOC_RECOVERD.DOC  January 16, 2009 iii 

6 Master Watershed Plan 
6.1 Runoff Management Plan ...................................................................... II.6-1 
6.2 Water Quality Management Plan........................................................... II.6-3 

 
7 Master Public Parks and Recreation Plan 

7.1 Overview .............................................................................................. II.7-1 
7.2 City Local Park Requirements................................................................ II.7-1 
7.3 Proposed Public Parks and Recreation Facilities .................................... II.7-3 
7.4 Local Park Implementation Plan ............................................................ II.7-7 

 
8 Master Landscape Plan 

8.1 Landscape Zones................................................................................... II.8-1 
8.2 Streetscape Cross-Sections..................................................................... II.8-4 
8.3 Master Street Lighting Standards and Requirements ............................. II.8-17 
8.4 Plant Palettes ....................................................................................... II.8-19 

 
9 Coastal Access and Public Trails Plan 

9.1 Overview .............................................................................................. II.9-1 
9.2 Connections to Off-Site Trails ................................................................ II.9-1 
9.3 Public Parking and Trailheads/Staging Areas.......................................... II.9-4 
9.4 Public Interpretive Trails........................................................................ II.9-5 
9.5 Coastal Access Signage........................................................................ II.9-11 

 
10 Community Transition and Interface Plan 

10.1 Overview ............................................................................................ II.10-1 
10.2 Interface with Newport Beach ............................................................. II.10-2 
10.3 Interface with Costa Mesa.................................................................. II.10-13 
10.4 Open Space and Residential Interface with NBR’s Northerly 

Consolidated Oil Facilities Site.......................................................... II.10-16 
 



MASTER SITE PLAN 

NEWPORT BANNING RANCH PLANNED COMMUNITY 
CITY OF NEWPORT BEACH 

 
TABLE OF CONTENTS 

Chapter/Section Page  
 

NBR - MASTER SITE PLAN TOC_RECOVERD.DOC  January 16, 2009 iv 

11 Architectural Design  
11.1 Overview ............................................................................................ II.11-1 
11.2 Carriage Unit....................................................................................... II.11-3 
11.3 Rowhouse – 24’.................................................................................. II.11-5 
11.4 Side-yard Home .................................................................................. II.11-7 
11.5 Rowhouse – 36’.................................................................................. II.11-9 
11.6 Compound Home ............................................................................. II.11-11 
11.7 Conventional Home.......................................................................... II.11-13 
11.8 5-Story Flat ........................................................................................ II.11-15 
11.9 2- to 4-Story Flat ................................................................................ II.11-18 
11.10 Resort................................................................................................ II.11-20 
11.11 Master Color Palette .......................................................................... II.11-23 
 

 
PART III. CONSISTENCY ANALYSIS 
 
1 Introduction 

1.1 Purpose and Scope............................................................................... III.2-1 
1.2 Organization ........................................................................................ III.2-1 

 
2 PC Development Plan and Table 

2.1 Requirements ....................................................................................... III.2-1 
2.2 Consistency.......................................................................................... III.2-1 

 
3 Land Use and Development Standards 

3.1 Requirements ....................................................................................... III.3-1 
3.2 Consistency.......................................................................................... III.3-1 

 
4 Application Requirements 

4.1 Requirements ....................................................................................... III.4-1 
4.2 Consistency.......................................................................................... III.4-1 

 
5 Processing Procedures 

5.1 Requirements ....................................................................................... III.5-1 
5.2 Consistency.......................................................................................... III.5-1 

 



MASTER SITE PLAN 

NEWPORT BANNING RANCH PLANNED COMMUNITY 
CITY OF NEWPORT BEACH 

 
TABLE OF CONTENTS 

Chapter/Section Page  
 

NBR - MASTER SITE PLAN TOC_RECOVERD.DOC  January 16, 2009 v 

PART IV. DEFINITIONS 
 
 
PART V. APPENDICES (Submitted under Separate Cover) 
 
A. Habitat Restoration Plan (HRP) 
B. Fire and Life Safety Program (FLSP) 
C. Watershed Assessment Report 
D. Sewer and Water Facilities Plan 
E. Vesting Tentative Tract Map No. 17308 
 
 



MASTER SITE PLAN 

NEWPORT BANNING RANCH PLANNED COMMUNITY 
CITY OF NEWPORT BEACH 

 
LIST OF EXHIBITS 

Chapter/Section Page  
 

NBR - MASTER SITE PLAN TOC_RECOVERD.DOC  January 16, 2009 vi 

PART I. INTRODUCTION 
 
1 Location 

I.1-1 Location Map ...................................................................................... I.1-2 
I.1-2 Vicinity Map........................................................................................ I.1-3 
I.1-3 Aerial Photograph ............................................................................... I.1-4 
I.1-4 Surrounding Land Uses and Neighborhoods Map ............................... I.1-5 

 
2 Background 

I.2-1 NBR PC Development Plan................................................................. I.2-4 
I.2-2 NBR PC Development Table............................................................... I.2-5 

 
3 Existing Conditions 

I.3-1 Topographic Areas and Features Map ................................................. I.3-3 
I.3-2 City’s Banning Ranch Development Constraints Map ......................... I.3-4 
I.3-3 Existing Lowland Photographs ............................................................ I.3-6 
I.3-4 Existing Upland Photographs .............................................................. I.3-7 
I.3-5 Existing Slopes and Bluffs Photographs ............................................... I.3-8 
I.3-6 Character of Existing Oil Operations Photographs............................. I.3-10 
I.3-7 Existing Oilfield Surface Use Map ..................................................... I.3-12 
I.3-8 Map Showing Special-Status Habitats 

Overlaid on Existing Oilfield Surface Use.......................................... I.3-17 
I.3-9 Map Showing Special-Status Habitats 

Coextensive with Existing Oilfield Surface Use.................................. I.3-18 
I.3-10 Table Showing Special-Status Habitats 

Coextensive with Existing Oilfield Surface Use.................................. I.3-19 
I.3-11 Map Showing Special-Status Habitats  

within Open Space Land Use Districts  
Coextensive with Existing Oilfield Surface Use.................................. I.3-22 

I.3-12 Table Showing Special-Status Habitats 
within Open Space Land Use Districts 
Coextensive with Existing Oilfield Surface Use.................................. I.3-23 

 
4 Landowner/Master Developer Applications 

I.4-1 List of Materials Submitted with Applications...................................... I.4-2 
 



MASTER SITE PLAN 

NEWPORT BANNING RANCH PLANNED COMMUNITY 
CITY OF NEWPORT BEACH 

 
LIST OF EXHIBITS 

Chapter/Section Page  
 

NBR - MASTER SITE PLAN TOC_RECOVERD.DOC  January 16, 2009 vii 

5 Overview of Master Site Plan 
I.5-1 Site Plan and CDP Permit Flowchart ................................................... I.5-2 
I.5-2 Site Planning Areas Map ..................................................................... I.5-9 
I.5-3 Site Planning Areas Table.................................................................. I.5-10 
 
 

PART II. MASTER SITE PLAN 
 
1 Development and Phasing Plan 

II.1-1 Master Site Plan ................................................................................. II.1-2 
II.1-2 Master Site Plan Table........................................................................ II.1-3 
II.1-3 Conceptual Development Plan .......................................................... II.1-6 
II.1-4 Master Architecture Key Map............................................................. II.1-7 
II.1-5 Master Architecture Table .................................................................. II.1-8 
II.1-6 Master Phasing Plan ......................................................................... II.1-12 
II.1-7 Master Phasing Table ....................................................................... II.1-13 
II.1-8 Subsequent Site Plan/CDP Matrix..................................................... II.1-18 
II.1-9 Subsequent Site Plan/CDP Map........................................................ II.1-20 
 

2 Vesting Tentative Tract Map 
II.2-1 Vesting Tentative Tract Map No. 17308 (Reduction) .......................... II.2-3 

 
3 Master Terraforming Plan 

II.3-1 Master Grading Plan........................................................................... II.3-3 
II.3-2 Cut and Fill Map ................................................................................ II.3-4 
II.3-3 Bluff Restoration Plan......................................................................... II.3-6 
II.3-4 Improvements/Soil Disturbance within Open Space Areas................. II.3-9 

 
4 Master Roadway Improvements 

II.4-1 Master Roadway Plan and Key Map................................................... II.4-2 
II.4-2 West Coast Highway Intersection Improvements Detail ..................... II.4-4 
II.4-3 Roundabout Detail (Typical) .............................................................. II.4-7 
II.4-4 Traffic-Calming Features..................................................................... II.4-8 
II.4-5 South and North Bluff Roads Detailed Sections A-A and B-B ........... II.4-11 
II.4-6 15th and 16th Streets Detailed Sections C-C and D-D...................... II.4-12 
II.4-7 17th Street and Allées Detailed Sections E-E and F-F ........................ II.4-13 
II.4-8 Collector and Local Roads Detailed Sections G-G, H-H and I-I ........ II.4-14 

 



MASTER SITE PLAN 

NEWPORT BANNING RANCH PLANNED COMMUNITY 
CITY OF NEWPORT BEACH 

 
LIST OF EXHIBITS 

Chapter/Section Page  
 

NBR - MASTER SITE PLAN TOC_RECOVERD.DOC  January 16, 2009 viii 

5 Master Infrastructure and Utilities 
II.5-1 Master Water Plan.............................................................................. II.5-3 
II.5-2 Master Wastewater Plan..................................................................... II.5-5 

 
6 Master Watershed Plan 

II.6-1 Master Drainage Plan......................................................................... II.6-2 
II.6-2 Water Quality Basins and Treatment Areas Map ................................ II.6-4 

 
7 Master Public Parks and Recreation Plan 

II.7-1 Requirement for Local Parks and Recreation Land.............................. II.7-2 
II.7-2 Local Park Plan................................................................................... II.7-4 

 
8 Master Landscape Plan 

II.8-1 Community Landscape Zones Map .................................................... II.8-2 
II.8-2 Streetscape Cross-Sections Key Map................................................... II.8-5 
II.8-3 South Bluff Road Streetscape (Section A-A) ........................................ II.8-6 
II.8-4 North Bluff Road Streetscape (Section B-B) ........................................ II.8-7 
II.8-5 15th Street Streetscape (Section C-C).................................................. II.8-8 
II.8-6 16th Street Streetscape (Section D-D)................................................. II.8-9 
II.8-7 17th Street Streetscape (Section E-E)................................................. II.8-10 
II.8-8 Grand Allée/North Allée/South Allée Streetscape (Section F-F)......... II.8-11 
II.8-9 Resort Colony Road Streetscape (Section G-G)................................. II.8-12 
II.8-10 Scenic Drive Streetscape (Section H-H) ............................................ II.8-13 
II.8-11 Local Streets Streetscape (Section I-I) – Parking Both Sides............... II.8-14 
II.8-12 Local Streets Streetscape Section – Parking One Side....................... II.8-15 
II.8-13 Private Alley Streetscape Section...................................................... II.8-16 
II.8-14 Master Street Lighting Illustrative ..................................................... II.8-18 

 
9 Coastal Access and Public Trails Plan 

II.9-1 Coastal Access and Public Trails Map ................................................ II.9-2 
II.9-2 Class I Multi-use Trail Cross-Section/Character................................... II.9-3 
II.9-3 Public Bluff Park Trail Cross-Section/Character................................... II.9-6 
II.9-4 Bluff Toe Trail Cross-Section/Character .............................................. II.9-7 
II.9-5 Large Arroyo Trail Cross-Section/Character ........................................ II.9-8 
II.9-6 Upland Interpretive Trail Cross-Section/Character.............................. II.9-9 
II.9-7 Lowland Interpretive Trail Cross-Section/Character .......................... II.9-10 



MASTER SITE PLAN 

NEWPORT BANNING RANCH PLANNED COMMUNITY 
CITY OF NEWPORT BEACH 

 
LIST OF EXHIBITS 

Chapter/Section Page  
 

NBR - MASTER SITE PLAN TOC_RECOVERD.DOC  January 16, 2009 ix 

10 Community Transition and Interface Plan 
II.10-1 Key Map for Community Transitions/Interface Sections.................... II.10-2 
II.10-2a Northerly Open Space Interface with Newport Shores Community.. II.10-6 
II.10-2b Southerly Open Space Interface with Newport Shores Community.. II.10-7 
II.10-3 Open Space Interface with Lido Sands Community.......................... II.10-8 
II.10-4a Southerly Open Space Interface with Newport Crest Community .... II.10-9 
II.10-4b Northerly Open Space Interface with Newport Crest Community .. II.10-10 
II.10-5 Open Space Interface with Carden Hall School ............................. II.10-11 
II.10-6 Mixed-Use/Residential Interface with Newport Mesa 

Unified School District Property..................................................... II.10-12 
II.10-7 Mixed-Use/Residential Transition to MesaWest  

Bluffs Urban Plan ........................................................................... II.10-14 
II.10-8 Open Space Interface with California Seabreeze Community ........ II.10-15 
II.10-9 Open Space Residential Interface with  

Consolidated Oil Facilities ............................................................. II.10-17 
 
11 Architectural Design 

II.11-1 Architectural Summary Matrix.......................................................... II.11-2 
II.11-2 Carriage Unit - Plans/Elevations ....................................................... II.11-4 
II.11-3 Rowhouse – 24 ’- Plans/Elevations ................................................... II.11-6 
II.11-4 Side Yard Home - Plans/Elevations ................................................... II.11-8 
II.11-5 Rowhouse – 36 ’- Home Plans/Elevations ...................................... II.11-10 
II.11-6 Compound Home - Plans/Elevations .............................................. II.11-12 
II.11-7 Conventional Home - Plans/Elevations........................................... II.11-14 
II.11-8 5-story Flat - Plans/Elevations ......................................................... II.11-16 
II.11-9 5-Story Flat Architectural Character................................................ II.11-17 
II.11-10 2- to 4-Story Flat - Plans/Elevations................................................. II.11-19 
II.11-11 Resort - Plans/Elevations................................................................. II.11-21 
II.11-12 Resort Architectural Character ....................................................... II.11-22 
II.11-13 Field Color Palette.......................................................................... II.11-25 
II.11-14 Trim and Accent Color Palette ....................................................... II.11-26 
II.11-15 Roof Colors and Character ............................................................. II.11-27 
II.11-16 Character of Gates, Walls, and Fences ........................................... II.11-28 
II.11-17 Hardware and Details .................................................................... II.11-29 
II.11-18 Urban Village Character................................................................. II.11-30 

 
 



MASTER SITE PLAN 

NEWPORT BANNING RANCH PLANNED COMMUNITY 
CITY OF NEWPORT BEACH 

 
LIST OF EXHIBITS 

Chapter/Section Page  
 

NBR - MASTER SITE PLAN TOC_RECOVERD.DOC  January 16, 2009 x 

PART III. CONSISTENCY ANALYSIS 
 
1 Introduction 

2 PC Development Plan Consistency 

3 Land Use and Development Standards 

4 Application Requirements 

III.4-1 Master Site Plan Application Requirements Matrix ............................ III.4-2 

5 Processing Procedures 
 
 
PART IV. DEFINITIONS 

1. Definitions of Terms ................................................................................. IV-1 
2. Definitions of Acronyms ........................................................................... IV-8 

 
 
PART V. APPENDICES (Submitted under Separate Cover) 
 
A. Habitat Restoration Plan (HRP) 

B. Fire and Life Safety Program (FLSP) 

C. Watershed Assessment Report 

D. Sewer and Water Facilities Plan 

E. Vesting Tentative Tract Map No. 17308 (folded Sheets 1-8) 




