
 
 

 

 

CITY OF NEWPORT BEACH 
COMMUNITY DEVELOPMENT DEPARTMENT 

PLANNING DIVISION ACTION REPORT 

 
TO: CITY COUNCIL, CITY MANAGER AND PLANNING COMMISSION 
 
FROM: Kimberly Brandt, Community Development Director 
 Brenda Wisneski, Deputy Community Development Director 
 
SUBJECT: Report of actions taken by the Planning Division staff for the week ending 

January 18, 2013 
 

 
 
 

COMMUNITY DEVELOPMENT DIRECTOR 
OR PLANNING DIVISION STAFF ACTIONS  

Item 1: Metro PCS Telecommunications Facility Permit No. TP2012-008 (PA2012-096) 

105 Main Street 
 
Action:  Approved  Council District 1 

 
 
APPEAL PERIOD:  An appeal may be filed with the Director of Community Development or 
City Clerk, as applicable, within fourteen (14) days following the date the action or decision 
was rendered unless a different period of time is specified by the Municipal Code (e.g., Title 
19 allows ten (10) day appeal period for tentative parcel and tract maps, lot line adjustments, 
or lot mergers). For additional information on filing an appeal, contact the Planning Division at 
949 644-3200.  
 
 
 

 
Lt. Dennis Birch, NBPD (Telecom Permit) 

 
 



F:\Users\PLN\Shared\PA's\PAs - 2012\PA2012-096\TP2012-008 Action Ltr.docx 

Page 1 
Tmplt 07/23/12 

 

COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 

3300 Newport Boulevard, Building C, Newport Beach, CA 92663 

(949) 644-3200   Fax: (949) 644-3229 

www.newportbeachca.gov 

 COMMUNITY DEVELOPMENT DIRECTOR ACTION LETTER 

 
APPLICATION: Telecommunications Permit No. TP2012-008 (PA2012-096) 
  
APPLICANT: 
 

CARRIER: 

The Derna Group 
 

Metro PCS 
  
LOCATION: 
 

105 Main Street 
Metro PCS Telecom Permit 

  
LEGAL DESCRIPTION Lots 12 through 16 in Block 10 of the Balboa Tract, as shown 

on a map recorded in book 4, page 11 of miscellaneous 
maps, records of Orange County, California 

  
 
On January 16, 2013, the Community Development Director approved 
Telecommunications Permit No. TP2012-008. This approval is based on the findings and 
subject to the following conditions attached to this report (Attachment No. CD 1). 
 
The scope of work complies with the standards for historic preservation identified in the 
conservation agreement recorded on December 24, 1985. This letter serves as written 
approval that the proposed alterations are consistent with the purpose and intent of the 
conservation agreement. 
 
In approving this application, the Community Development Director analyzed issues 
regarding compliance with Chapter 15.70 of the Newport Beach Municipal Code and 
determined in this case that the proposed wireless telecommunications facility (“telecom 
facility”) meets the provisions of Chapter 15.70. 
 
PROJECT SUMMARY 
 
The Derna group has submitted an application on behalf of Metro PCS requesting a 
telecom permit to allow a co-located Metro PCS telecommunications facility consisting of  
four panel antennas, one GPS antenna, and one 2-ft microwave antenna mounted behind 
new RF transparent screens within the existing cupola of the Balboa Inn. Also included in 
the request are four equipment cabinets and associated support equipment located within 
a mechanical room located at the ground level of the existing structure. 
 
ZONING DISTRICT/GENERAL PLAN 
 

 Zone: CV (Visitor Serving Commercial) 

 General Plan: CV (Visitor Serving Commercial) 

http://www.newportbeachca.gov/


F:\Users\PLN\Shared\PA's\PAs - 2012\PA2012-096\TP2012-008 Action Ltr.docx 

Page 2 
Tmplt 07/23/12 

BACKGROUND 
 
The project site currently has one other telecommunications carrier, Verizon Wireless. 
The antennas for Verizon were constructed in 1995. The Verizon Wireless equipment is 
provided within an existing equipment room at the roof deck level. The proposed Metro 
PCS antennas will be collocated with the Verizon Wireless antennas in the Balboa Inn 
cupola. 
 
FACILITY DESCRIPTION 
 
The project includes four panel antennas, one antenna per sector over four sectors. The 
panel antennas measure approximately 2 feet 8 inches in height, 6.2 inches in width, 
and 2.7 inches in depth. One microwave antenna is proposed, measuring 27.5 inches in 
diameter by 11 inches in depth. Additionally, one GPS antenna is proposed, which will 
be mounted behind the existing roof deck parapet at a maximum height of 38 feet. 
 
Four equipment cabinets are proposed inside the existing building within the ground 
level mechanical equipment room. The equipment cabinets include a BTS equipment 
cabinet, battery cabinet, and indoor Ericson 6201 cabinet, all mounted on the existing 
deck. Associated equipment within the mechanical equipment room includes an HVAC 
unit, a diplexer mounted on a rack, PPC cabinet mounted on a new enclosure wall, and 
a telco cabinet mounted on the new enclosure wall. 
 
HEIGHT 
 
The subject property is zoned CV (Visitor-Serving Commercial) and has a maximum 
height limit of 26 feet for a flat structure, and 31 feet for a sloped structure.  The facility 
is proposed within the existing cupola with the maximum height of antennas at 59 feet 7 
inches above grade where the existing cupola is 64 feet 3 inches in height. The existing 
building and cupola, constructed in 1930, is over the maximum height limit of 31 feet 
permitted, and is considered a non-conforming structure.   
 
Non-conforming structures are allowed to remain by right under Title 20 (the Zoning 
Code) of the Newport Beach Municipal Code (NBMC).  The Telecom Ordinance, NBMC 
Chapter 15.70, allows stealth facilities to be installed on structures that are permitted by 
right under Title 20 (Section 15.70.050.A).  The definition of a stealth facility, per Section 
15.70.030, is as follows: 
 

Stealth or Stealth Facility means a telecom facility in which the antenna, 
and sometimes the support equipment, are hidden from view in a false 
tree, monument, cupola, or other concealing structure which either 
mimics, or which also serves as, a natural or architectural feature. 
Concealing structures which are obviously not such a natural or 
architectural feature to the average observer do not qualify within this 
definition. 

The facility, which includes antennas screened behind false panels in the cupola, 
complies with the definition for a stealth facility and is thus permitted at the proposed 
height. 
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DESIGN STANDARDS 
 
Section 15.70.060 (Design Standards) of the NBMC establishes design standards, and 
provides criteria for consideration by the reviewing authority, which includes blending, 
screening, and size of the proposed facility. In this case, the proposed antennas will be 
screened behind RF panels painted to match the color of the cupola wall on which they 
are mounted. The support equipment will be screened and housed in a mechanical 
equipment room within the building at ground level. 
 
CONSERVATION EASEMENT 
 
The Balboa Inn is subject to a conservation agreement (provided as Attachment No. PC 3) 
between Balboa Improvements, Ltd. and the City of Newport Beach. The agreement 
acknowledges the architectural and historical significance of the building façade. The 
agreement requires the consent of the City of Newport Beach prior to,  “any change to the 
face of the building as it exists, including alteration, partial removal, construction, 
remodeling, physical or structural change, demolition, sandblasting, or other forms of 
abrasive cleaning, or change in color of the surface of the façade.”  
 
The proposed project involves the removal and replacement of portions of the existing 
cupola façade to accommodate the new antennas. The façade will be replaced by new RF 
transparent screens, which will be blended and painted to match the existing cupola 
features. Staff believes the proposed work meets the intent of the conservation agreement 
to preserve the appearance and structural soundness of the façade of the building. 
 
Additionally, the Balboa Inn is listed on the National Register of Historic Places. The State 
Historic Preservation Office (SHPO) has reviewed a collocation submission packet 
provided by the applicant for compliance with the Nationwide Programmatic Agreement for 
Review of Effects on Historic Properties for Certain Undertaking Approved by the Federal 
Communications Commission. The SHPO has determined that the proposed work, “will 
not adversely affect historic properties.” The letter from the State Historic Preservation 
Officer identifies the proposed work as reversible and that it follows the Rehabilitation 
treatment of the Secretary of the Interior Standard’s for the Treatment of Historic 
Properties. Refer to the SHPO letter provided as Attachment No. CD 4. A copy of the full 
submission packet is provided in the project file. 
 
APPEAL PERIOD 
 
Telecommunications Facility applications do not become effective until 14 days after the 
date of action, during which time the applicant or any interested party may appeal the 
decision of the Community Development Director and division staff to the City Council by 
submitting a written appeal application to the City Clerk. For additional information on filing 
an appeal, contact the City Clerk at 949 644-3005. 
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On behalf of Kimberly Brandt, Community Development Director 
 
 
By:  

 
GR/mkn 

 
Attachments: 
 
 

CD 1  Findings and Conditions of Approval 
CD 2  Vicinity Map 
CD 3  Conservation Agreement 
CD 4  SHPO letter 
CD 5  Site Photos 
CD 6  Photo Simulations 
CD 7  Project Plans 
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Attachment No. CD 1 
Findings and Conditions of Approval 
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FINDINGS AND 
CONDITIONS OF APPROVAL 

TELECOMMUNICATIONS PERMIT NO. TP2012-008 
(PA2012-096) 

 
FINDINGS 
 
1. The telecommunications facility as proposed meets the intent of Chapter 15.70 of 

the Newport Beach Municipal Code (NBMC), while ensuring public safety, reducing 
the visual effects of telecom equipment on public streetscapes, protecting scenic 
ocean and coastal views, and otherwise mitigating the impacts of such facilities for 
the following reasons: 

 

 The proposed telecom facility will not be detrimental to public health or 
safety because it is required to comply with the applicable rules, regulations 
and standards of the Federal Communications Commission (FCC) and the 
California Public Utilities Commission (CPUC). 
 

 The telecom facility is located on an existing building, and any future 
proposed facility to be located within 1,000 feet of the existing facility shall be 
required to co-locate on the same site to limit the adverse visual effects of 
proliferation of facilities in the City. 

 

 Due to the location or design of the facility, there is no impact to public 
views. 

 
2. The telecommunications facility as proposed conforms to the technology, height, 

location and design standards for the following reasons: 
 

 The telecom facility approved under this permit utilizes the most efficient and 
diminutive available technology in order to minimize the number of facilities 
and reduce the visual impact. 
 

 The subject property is zoned Commercial Visitor-Serving (CV) and has a 
maximum height limit of 26 feet for a flat structure, and 31 feet for a sloped 
structure. The existing building, which was constructed in 1930, is 
nonconforming due to the fact that it was constructed prior to the 
establishment of zoning districts and development regulations. Section 
15.70.050A, allows stealth facilities to be installed on structures that are 
permitted by right under Title 20. The facility, as currently proposed, 
complies with the definition for a stealth facility as all of the antennas will 
be screened from view behind RF panels that mimic the existing building’s 
architecture. 

 

 The antennas for the telecom facility approved by this permit will be located 
within the cupola behind RF panels painted to match the color of the wall on 
which they are mounted so that they are blended and screened from public 
view in a manner consistent with the architectural style, color and materials 
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of the building to avoid adverse impacts to views from land or buildings at 
higher elevations. 

 

 The support equipment for the telecom facility will be placed within the 
building. 

 

 The scope of work complies with the standards for historic preservation 
identified in the conservation agreement recorded on December 24, 1985. 
This letter serves as written approval that the proposed alterations are 
consistent with the purpose and intent of the conservation agreement. 

 

 The project has received the consent of the State Historic Preservation 
Office. 

  
3. This project has been reviewed, and it has been determined that it is categorically 

exempt from the requirements of the California Environmental Quality Act under 
Section 15303 Class 3 (New Construction or Conversion of Small Structures) for 
the following reason(s): 

 

 The project includes the collocation and expansion of a telecommunications 
facility within an existing structure. 

 
CONDITIONS 
 
1. The development shall be in substantial conformance with the approved plot plan, 

antenna and equipment plans, and elevations, except as noted in the following 
conditions. 
 

2. Anything not specifically approved by this Telecom Permit is not permitted and 
must be addressed in a separate and subsequent Telecom Permit review. 
 

3. The telecom facility approved by this permit shall comply with all applicable rules, 
regulations and standards of the Federal Communications Commission (FCC) 
and the California Public Utilities Commission (CPUC). 
 

4. The telecom facility shall comply with all regulations and requirements of the 
Uniform Building Code, Uniform Fire Code, Uniform Mechanical Code and 
National Electrical Code. All required permits shall be obtained prior to 
commencement of the construction. 
 

5. The telecom facility approved by the permit shall comply with any easements, 
covenants, conditions or restrictions on the underlying real property upon which 
the facility is located. 
 

6. City approval for compliance with the conservation agreement, recorded on 
December 24, 1985, shall be obtained by the applicant for any change in the 
scope of work. 
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7. Any future facilities proposed by other carriers to be located within 1,000 feet 
from the subject property shall be approved to co-locate at the same site by the 
property owner or authorized agent, unless otherwise approved by the Planning 
Division. 
 

8. Prior to issuance of building permits, a deposit of $5,000 shall be paid to the City 
of Newport Beach. This deposit is required by the Planning Division to ensure 
preparation and submittal of the RF Compliance and Radiation Report, 
referenced in the above Condition. The deposit will be used to defray any and all 
fees associated with review of the report by an independent technical consultant, 
pursuant to Section 15.70.070 B-10 of the Telecom Ordinance. Any unused 
deposit fees will be refunded to the applicant upon determination of compliance 
with the approved frequency and FCC standards. 
 

9. Prior to issuance of building permits, the applicant shall obtain a determination, in 
writing, from the Coastal Commission that the project as proposed is not a 
development under the California Coastal Act, or obtain Coastal Commission 
approval of the wireless telecommunications facility. 
 

10. Prior to the issuance of any building, mechanical and/or electrical permits, 
architectural drawings and structural design plans shall be submitted to the City 
of Newport Beach for review and approval by the applicable departments. A copy 
of this approval letter shall be incorporated into the drawings approved for the 
issuance of permits. 
 

11. Prior to final of building permits, the RF panels shall be painted and blended to 
match the existing cupola wall of the Balboa Inn. 
 

12. The applicant shall not prevent the City of Newport Beach from having adequate 
spectrum capacity on the City’s 800 MHz radio frequencies at any time. 
 

13. Should interference with the City’s Public Safety radio equipment occur, use of 
the telecom facility authorized by this permit shall be suspended until the radio 
frequency interference is corrected and verification of the compliance is reported. 
 

14. The facility shall transmit at a frequency range of 1985- to 1990 MHz and 2135-
2140 MHz, and shall receive at a frequency range of 1905 to 1910 MHz, and 
1735-1740 MHz. Any change or alteration to the frequency range shall require 
the prior review and approval of the Planning Division. 
 

15. The applicant recognizes that the frequencies used by the cellular facility located 
at 105 Main Street are extremely close to the frequencies used by the City of 
Newport Beach for public safety. This proximity will require extraordinary 
“comprehensive advanced planning and frequency coordination” engineering 
measures to prevent interference, especially in the choice of frequencies and radio 
ancillary hardware. This is encouraged in the “Best Practices Guide” published by 
the Association of Public-safety Communications Officials-International, Inc. 
(APCO), and as endorsed by the Federal Communications Commission (FCC). 
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16. Within 30 days after installation of the telecom facility, during which time the 

telecom facility may be allowed operate under a 30-day temporary certificate of 
occupancy, a radio frequency (RF) compliance and radiation report prepared by 
a qualified RF engineer acceptable to the City shall be submitted in order to 
demonstrate that the facility is operating at the approved frequency and complies 
with FCC standards for radiation. If the report shows that the facility does not so 
comply, the use of the facility shall be suspended until the facility is modified to 
comply and a new report has been submitted confirming such compliance. 
 

17. The applicant shall provide a “single point of contact” in its Engineering and 
Maintenance Departments that is monitored 24 hours per day to insure continuity 
on all interference issues, and to which interference problems may be reported. 
The name, telephone number, fax number and e-mail address of that person 
shall be provided to the Planning Division and Newport Beach Police 
Department’s Support Services Commander prior to activation of the facility. 

 
18. Appropriate information warning signs or plates shall be posted at the access 

locations and each transmitting antenna. In addition, contact information (e.g. a 
telephone number) shall be provided on the warning signs or plates to arrange 
for access to the roof top area. The location of the information warning signs or 
plates shall be depicted on the plans submitted for construction permits. 
 

19. No advertising signage or identifying logos shall be displayed on the telecom 
facility except for small identification, address, warning and similar information 
plates. A detail of the information plates depicting the language on the plate shall 
be included in the plans submitted for issuance of building permits. 
 

20. The telecom facility shall not be lighted except as deemed necessary by the 
Newport Beach Police Department for security lighting. The night lighting shall be 
at the lowest intensity necessary for that purpose and such lighting shall be 
shielded so that direct rays do not shine on nearby properties. Prior to the final of 
building permits, the applicant shall schedule an evening inspection by the Code 
Enforcement Division to confirm compliance with this condition. 
 

21. The operator of the telecom facility shall maintain the facility in a manner 
consistent with the original approval of the facility. 

 
22. 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 applicant, current property owner or leasing agent. 
 

23. The applicant shall ensure that lessee or other user(s) shall comply with the 
terms and conditions of this permit, and shall be responsible for the failure of any 
lessee or other users under the control of the applicant to comply. 

 
24. Any operator who intends to abandon or discontinue use of a telecom facility 

must notify the Planning Division by certified mail no less than 30 days prior to 
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such action. The operator or property owner shall have 90 days from the date of 
abandonment or discontinuance to reactivate use of the facility, transfer the 
rights to use the facility to another operator, or remove the telecom facility and 
restore the site. 
 

25. The City reserves the right and jurisdiction to review and modify any telecom 
permit approved pursuant to Chapter 15.70 of the Newport Beach Municipal 
Code, including the conditions of approval, based on changed circumstances. 
The operator shall notify the Planning Division of any proposal to change the 
height or size of the facility; increase the size, shape or number of antennas; 
change the facility’s color or materials or location on the site; or increase the 
signal output above the maximum permissible exposure (MPE) limits imposed by 
the radio frequency emissions guidelines of the FCC. Any changed circumstance 
shall require the operator to apply for a modification of the original telecom permit 
and obtain the modified telecom permit prior to implementing any change. 
 

26. This telecom permit may be modified or revoked by the City Council should they 
determine that the facility or operator has violated any law regulating the telecom 
facility or has failed to comply with the requirements of Chapter 15.70 of the 
NBMC, or this telecom permit. 
 

27. This approval shall expire unless exercised within 24 months from the date of 
approval. 
 

28. To the fullest extent permitted by law, applicant shall indemnify, defend and hold 
harmless 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 
the Metro PCS Telecom Permit including, but not limited to, the TP2012-008 
(PA2012-096). 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, 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. 
 

29. If any of the existing public improvements surrounding the site is damaged by the 
private work, new concrete sidewalk, curb and gutter, alley/street pavement, and 
other public improvements will be required by the City at the time of private 
construction completion. Said determination and the extent of the repair work 
shall be made at the discretion of the Public Works Inspector. 
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30. The storage of all project related equipment during construction shall be on-site 
and outside the public right-of-way. 

 
31. An approved Encroachment Permit is required for all work activities within the 

public right-of-way. Any lane closures will require Traffic Control Plans. 
h 
32. All work in the public rights-of-way shall follow the City’s Municipal Code Chapter 

13.20. 
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Attachment No. CD 2 
Vicinity Map 
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VICINITY MAP 
 

105 Main Street 
 

 
 

Telecommunications Permit No. TP2012-008 
(PA2012-096) 

Project Site 
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Attachment No. CD 3 
Conservation Agreement 
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RECORDING REQUESTED BY AND 
WHEN RECORDED MAIL TO. 

Griswold's Development Corporation 
3152 Redhill, Suite 230 
Costa Meoa, CA 92626 ~31.CU 
Attention. Raymund L. Banford C6 

AECOROEO IN Of'lelAl RECORDS 
O~ ORANoe COUNIY. CALIFORNIA 

-9i!!AM OEC24 '85 
~·.r .. ,-·, • " .".- ...• " ...... ~, J_ •• • •• ~ .. , •• 'J' ... _ • . • _:,, ' ... ~, . _." _ _ ', ..... :.,. •• -' _ 

, ... , • ..c • ...,. ........... '-. " '''' '_" ' .' .... , " -"",', .. ,' .... ~ ..... , .... . .... " .... , _ ,,. ,', ' .• • t..._ • • __ >-1-" 

CONSERVATION AGREEMENT 

-- --_.- - ... -----
This Conservation Agreement ' ("Basement") is made as 

of the 20th day of December, 1985, by and between Balboa 
Improvements, Ltd., a California limited partnership 
("Grantor") and the City of Newport Beach, a municipal 
corporation ("Grantee"). 

Recitals 

A. Grantor is the record owner of certain real prop
erty located at 105 Main Street in the City of Newport 
Beach, County of Orange, State of California, more particu
larly described in Exhibit "A" attached hereto and incor
porated herein by this reference (the "Land"). The Land is 
improved with a three story building, commonly known aD the 
Ilalboa Inn (the "Building"). (The Land and the Building 
are sometimes hereinafter colleotively referred to as the 
"Property"). - - -

B. The facade of the Building is one of architec
tutal and historical si9ni£ic8noe containing features 
depicted and described in Exhibit "B" attached hereto and 
incorporated herein by this reference. 

C. Grantee i. a nonprOfit municipal corporation 
authorized and qualified to accept charitable gifts of 
easements for the purpose of preservinq buildings, struc
tures and sites of historical, srchitectural or cultural 
si9n1fic~nce. 

. D. Grantor deaie!.'s . to;> grant to Grantee" and Grantee 
desires , to ~q,cept from 'Grar,tor, . 8 · cqnservstion easel1'~nt in 

.' 
' .. 

., ., 
" 

. . _---....' . .... 

" 



~,,. ... ~ . ~ ~ . ' " •• w. 

" 

" 

. "'~-''''' ' '"''' ''''''''''''''.'' ''"''' -- '''''''''' '''.I""."-... . ,,, .• , ' _" ' "_''' 
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and to the facade of the Building, for the purpose of pre
serving the architecturally and historically Significant 
features of the Building upon the terms and conditions 
hereinafter set forth. 

NOW, TIIEREFORE, Incorporating herein by this reference 
the foregoing recitals and in reliance thereon, and in 
'cons,Ideu.t-i'on" o,f",.the, mutual "cQv..ena.n.t!l"an<! ~ MJo,r),£Uo!l!\, •. y , '_, 

hereinafter sP.t forth, and for other good and valua61e 
consideration, the receipt a~d Rufflclency of which are 
hereby ncknowledge~, the parties hereto agree as follows, 

1. Grant of Easement, Grantoe heeehy irrevonably 
grants and conveys Eo Grantee, for the puepose of preserv
ing the facade of the Building, a consecvatlon easement In 
perpetuity In and to the facade of the Building, which 
consists of all exterior ,sur faces and parts of the Building, 
Including all exterior walle, roofs, skylights, windows, 

'bal'con'ies, exterior ·doors, exterior Gtairways, porches, 
exterior columns, entablature, chimneys and all ext.erior 
architectural, ornamental and decorative featuees of the 
Building, including pilasters, shutters and statuary. 

2. Geantor 's Covenants. In furtherance of the Ease
ment herein granted, Grantor he reby oovenants and agrees as 
follows, 

(a) Grantor shall have no right to do, perml t or 
suffer to be done any of the following without the prior 
written consent of Grantee, 

(i) Mak e any change to the facade of the 
Building as it exists on the date hereof, including, with
out limitation, any alteration, partial rsmoval, construc 
tion, remodeling, physical or structural change, demolition, 
sandblasting or other forms of abrasive cleaning, or change 
in the color or surface of the facade, 

(Ii) Expand the Building either vertically 
or horizontally in any manner whatsoever, 

(iii) Dump or store On the Land any ashes, 
sawdust, bark, decaying organic material, trash, rubbish, 
con&truotion material, junk, sorap or other unsightly or 
offensive materials which are visible from publ~c roads or 
streets, 

, , (Iv) Xn the event of any casualty damage to 
the , Building's facade, make any repalra or reconsteuctibn 
ot 't he fac~de, other ' than temporar}' emergency work to pl'e
vent further !lamag" to the facade or to protect ,public 
safety, or . ,~, 

" " 

-2-

, ..... - ~--.... -.-, 



, 
II 

", r,' , ,_ .. ... 'r . , ... ,. · ......... " ., . . u . • _~ • ..... p .. ... .. ..... .. _ .. ... . .. _ • • 
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(v) Subdivide the Land. 

Grantee's approval for any of the actions set 
forth in this subsection 2(a) shall be requested by written 
notice from Grantor to Grantee ~pecifying in reasonable 
detail the proposed action or actions and the expected 
commencement date thereof, which notice shall be at least 

" -"'- . , .-si ",toy. ~(,6 .0 .) . .da y.lI .. j o,_ .ajl,Y!I!1c:.e'ooJ"' .t~.",~Q.~t;!!_!!!'.'lllj, t~e!'l. ~ f ~~ .. c()m- ,,' •. 
mencement of the proposed action. Grantee sliaH l'iave ' . 
sixty (60) days after receipt of such notice in which to 
approve or <easonably disapprove the specified action or 
actions. If no notice of disapproval is 9iven by Grantee 
within said sixty (60) day period, Grantee shall be deemed 

.' 

to have approved the action or actions specified in said 
notice. Grantee a9rees that the review and approval by 
Grantee of the proposed action and the plans and specifica
tions are solely for Grantee's benefit. Grantee shall have 
no duty to warn Grantor, no" shall Grantee be deemed to 
have made" representation or warranty to Grantor .with 
reRpect to the safety, adequacy, correctness, efficiency or 
compliance with law of the plans and specifications, the 
proposed action or any matter with respect thereto. 

(b) Grantor, at its- sole' cost and expense, shall 
keep, maintain and repair the Building so 88 to preserve 
the appearance and structural soundness of the facade and 
to otherwise maintain the Building in good repair. Nothing 
contained herein shall be deemed to require or otherwise 
make Grantee liable to contribute any money or services to 
the maintenance of the Building. 

(c) Grantee and its representatives, inspectors 
and consultants shall be permitted to enter and inspect 
the Land and the Building at reasonable times upon reason
able prior written notice to Grantor to determine whether 
the terms of this Easement are being complied with and to 
enforce the same. Grantor will cooperate with Grantee and 
any such representatives , inspectots and consultants 
retained by Grantee. 

(d) Grantor, at no expense to Grantea, shall 
maintain insurance with reasonable insurance carriers 
against such risks and in such amountu as is customarily 
carried by businesses similar to that conducted by Grantor 
on the Land, inclu,ding, without limitation, public liabil
ity insurance and 'insurance against loss or damage to the 
Building by fire and any of the risks covered by the insur
ance of the type kn.own as "fire and extended coverage, II in 
the Cull rel'lacement cost of the Bu·llding , and witH Grantee 
named aa an additional insured; "Upon request therefqre by 
Grantee, Grantor shall., promptly deliver to Ci'rantee certHi·· 
cates, of 1'1su<'''noe, for each policy required hereunder. All 

, . 

" 
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such policie" shOll contain a provision that, notwithstand 
ing any contrary agreement between G~antor and the insur
ance company, such policies will not be cannelled, allowed 
to lapse without renewal, surrendered or materially reduce 
in scope or limits of coverage without at least thirty (30) 
days prior written notico to Grantee. At le.st thirty (30) 
days prior to the expiration of each required policy, 

.. " 'Grllntor-' "aha U .. · .. .,·sHver .... to· ·Gun,tee-,ev·ldence"'uasonably ... 8a t i .s _,_ 
factory to Grantee of the payment of the premium and the 
renewal or replacement of Ruch polley. 

(e) If the Building or any part thereof shall be 
damaged or destroyed, Grantor shall give prompt written 
notice to Grantee of such damage or de3tructlon and any 
emergency work completed or contemplated by Grantor. 
Within two (2) weeks of the elate of such damage or destruc
tion, Grantor shall submit to Grantee a written report 
pr.epared by a qualified restoration architect acc .. ptable to 
'Gi,,,ritor ,fnd ""Grantee, which report -shull"" ·1 nclude" .. the follow 
ing. (i) an assessment of the natu'e and extent of the 
damage; (Ii) a determination of the feasibility of the 
restoration of existing fabric or the reconstruction of 
destroyed rabric; and (iii) an estimate of such restoration 
and reconstruction work necessary to return the Building to 
the condition existing immediately prior to auch damage or 
aeatruction. If in the reasonable opinion of Grahtee, 
after reviewing such report, the purpose and inte nt of this 
Easement will be served, Grantor shall be required to 
restore or reconstruct the Building according to plans and 
specifications submitted pursuant t~ paragraph 2 hereof. 
If in the opinion of Grantee any restoration or reconstruc
tion would not serve the purpose and intent of this Ease
ment, Grantor shall not be required to restore or recon~ 
struct the Building, but Grantor may, at its option, 
restore or reconstruct the Building provided Grantor com
plies with the provisions of this Easement. If Grantee 
determines that restoration or reconstruction of the 
Building would not serve the purpose and intent of this 
Easement and Gr8ntor determines not to restore or recon
struct the Building. Grantee agrees to relinquish all 
right, title and Interest in this Easement and quitclaim 
this Easement to Grantor. 

(f) If any action or proceeding be commencod for 
the taking of the Building, or any part thereof or interest 
therein, for public or quasi-public use under the power of 
eminent domain, condemnation or otherwise; or If the same 

" be taken Or damages by rea~on of anY 'public improvement or 
condemnation proce~~in9' or in any other manner, or if 
Gran.tor receives any notice 'or other In~orJlation regarding 
such proceeding, acHon, t. aking or damage, Grantor shall 
give prompt written notic,e ther,eoE to Grantee;" Grantee 

' . 
I' .' -,' 
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shall be entitled at its option to participate in any 
action or settlement with respect to any condemnation 
awards and to recover compensation from the condemning 
authority for any loss or domage caused by such condem
nation. 

(g) To the fullest extent permitted by law, 
·Grantor·- sha·H ···lndemn.i".y., .defend .and ·bQ . .L<l . Gl:an.t .e.1! • .. it.IiI. , ". " .",. 
oCficers, direotors, agents and employees harmless from and 
against (i) all real property taxes and general or special 
.osessments assessed and levied against the Building and/or 
the Land and (ii) all claims, demands, liabilities, losses, 
costs, damage and expense, of any kind o~ nature (inc lud 
ing, without limitation, reasonable attorneys' fees and 
oosts, whether or not suit is brought) arising out of this 
Sasement , the oonveyance or possession thereof or the 
exercise of any rights hereunder, unless such suit , claim 
or demand is oaused solely by the negligence or willful 

. mrsoonduot of" Grant"" ,--.- . 

3; Grantee's Covenants. 

( 8 ) Grantee covenants and agrees to inspect from 
time to time the faoade of the Building for oomplianoe with 
the terms and proviSions of this Easement. 

(b) Grantee agrees that this Easement may, at a 
.. lender's eleotion, be SUbject anil'subordinate to any mort
gage, deed or trust or other security instrument (collec
tivoly "Lender's Deed of Trust") whioh hereafter may be 
executed by Grantor, or its succer.sors or assigns in 
interest with respect to the Property for the purpose of 
securing any con~truction, interim or permanent loans made 
by a bank, savings a~d loan assooiation, insurance company 
or other lender (collectively "Lender" ) with respect to the 
Property. Without limiting the effeotiveness of the fore 
going subordination provision, Grantee further agrees to 
execute and deliver to Grantor from time to time, promptly 
after any request therefor by Grantor or Lender, any and 
all specific subordination agreements, instruments and 
other documentation as may reasonably be required by any 
such Lender to evidence or effect the subordination of this 
Easement as herein provided. 

4. St ... tutory Authority. This instrument is made 
pursuant to Callfor·nia civIl Code Sections 815 - 816, 
inclusive, Conservation Easements, but the invalidity of 
such A9t or eny p~rt thereof shall not affeot the validity 
and enforoeability of this instrument acoording t~ its 
terms .. it·. qeing the intent of the parties ~hlit this 

I " instrument create a conservation easement which ls :an 
~nterest. in ".e81 proP'1'rty,. transferable in aocordance with 

., 
" 
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the provisions of Paragraph 10, perpetual in duration, 
running with the Land and enforceable against Grantor, its 
successors and a8signs notwithstanding any lack of privity 
of contract or e8tate or any lack of specified, benefited 
land. 

5. Remedies of Grantee. In the event of a violation 
" 'or- 'broach -by·-Gr1Jntor-·ol"· any· -prov,i".lon. -of cth-i·s 'J:;aGomont, , .. • " 

Grantee in addition to any romedies now or hereafter pro
vided by law or. in equity, .holl have all the remedies set 
forth in California Civil Code Section 915.7, as it may 
be amended from time to time, or any succeRsor statute 
thereto. Grantee shall deliver to Grantor written notice 
of any such alleged violation or breach by Grantor. 
Following receipt of said notice, Grantor shall have 
thirty (30) days within which to cure such violation or 
breach 0' to commence to cure such violation or breach and 
thereafter diligently prosecute to completion such cure in 
the - event such cure cnnnot be completed in said .thirty .(30) . 
day period. If Grantor falls to effect such cure or to 
commence such cure within said thirty (30) day period, 
Grantee may, without obligation to do so, and without 
rele'8ing Grantor from any obligation to do so, enter upon 
the Land, correct any violation in such manner and to such 
extent as Grantee deems reasonably necessary and hold 
Grantor responsible for the cost thereof. Grantor shall 
immediately upon demand by Grantee, pay to Grantee an 
amount equal to ' the costs and expenses incurred by Grantee 
in connection with the exercise of the foregoing ri9hts, 
including, without limitation, reasonable attorneys' fees 
and costs (whether or not any action or proceeding i8 
brought to enforce the provisions hereof), together with 
interest thereon at the maximum rate permitted by law until 
paid. No failure or delay on the part of Grantee in the 
exercise of any power, right or privilege hereunder shall 
operate a. a waiver thereof, ·.nor shall any single or 
partial exercise of any such power, right or privilege 
preclude other or further exercise thereof or of any other 
right, power or privilege. The waiver of power. ri9ht or 
privilege hereunder must be in writing, and such a waiver 
of such pow9r, right or privilege in a particular instance 
shall not be construed as a waiver thereof in other 
instances. 

6. Notices. Any notibe or demand by either party to 
the other In connection with this Easement shall be in 
writing and shall be delivered by hand or sent by regis
tered or certified mail, post·age prepaid, return receipt 
requested, '"a the eddre~s of the party shown below or such 
other addre'ss which' the party may ape.clfy in compllllnce 
wHh thl .s Pa£Ogroph 6. Such notice o~ demand, if sent by 
maU, shall · be ' l!eemed given thr!!e (3) days after deposit in 

., 
.,. 
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tho United States mall Md, if delivered by hand, shall be 
deemed givon when delivered. 

If to Grantor, 

• _ . • - '-,~ . .. "....:....- ~ _ ... -. I:. 

If to Grantee. 

Balboa Improvements, Inc. 
A California Limited Partnership 
3152 Redhill, Suite 230 

m!~t~~~~( ~~Yiii~~:.2tsaii'fotd' ~ . 
City Clerk 
City of Newport Beach 
3300 Newport Boulevard 
Newport Beach, CA 92663 

7. Compliance with APplicable Ordinances. Nothing 
contained herein shall be interpreted to authorize or 
permit Grantor to violate any ordinances or requirements of 

. any gl?v.er_nmental authorities having ~urisdiction Over the 
Land and the Bu·ilding, construction -thereon or the us .. 
thereof, including, without limitation, any ordinances or 
requirements concerning building materials, construction 
methods, fire safety, and emergency or ener9Y related 
standards. In the event of any conflict between any such 
ordinance and the terms hereof, the ordinance shall prevail 
and Grantor promptly shall notify Grantee of any such 
conflict and shall cooperate with Grantee and any other 
appropriate authority to accomodate the purposes of both 
this Easement ' and such ordinance. 

8. Severability. If any provision of this Easement 
or any appiication thereof is determined by a court of 
competent jurisdiction to be ille9al or unenforceable, all 
of the other terms, prOVisions and sections hereof and any 
other application thereof will nevertheless re~aln effec
tive and be in force to the fullest extent permitted by law. 

9. Easement Runs with the Lond. The obligations 
imposed by thIs Easement shall be deemed to run in perpe
tuity as a binding servitude with the Land. This instru
ment shall extend to and be binding upon Grantor, its 
successors and assigns and all persons hereafter claiming 
under or through Grantor, and the word "Grantor H when used 
herein shall include all such persons. 

10. Assignment. This Easement shall survive any 
termination of Grantee's existenCe and shall run for the 
benefit of and may be enforced by Grantee's successors and 
assigns, or ·by its des\gneeb duly authorized in a deed of 
appointment. Any successor or aosign shall b~ . a "quali f ied 
organization" described in Seotion 170 (h) (3) of the .' 
Internal Revenue Code or any successor. stlltute and any suct, 
successor or ~ssign shalf be dbligated to carry out the 

- 7-
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purposes of this Easement .s set forth herein. 
ment of this Bosement which is contrary to the 
hereof shall be prohibited. 

Any assign
provisions 

11. Enforcement Cost~. Gr antor 89rees to pay all 
costs , expenses and charges, including reasonable attorneys ' 
fees and costs, which may be incurred by Grantee in the 

'''~ '' '''' en foroement 'o·f th'1:81 '~B8'sement; - whothe1r ,' o-r.. ,not ··onYL·,act-ion. ,or-,-,-,-_· .h . - ... J. l..:..· •• i. 

proceedin9 i s brou9ht to enforoe the provisions hereof. 

12. Governing Law. This Easement shall be governed 
by and conAtrued In accordance with the laws of the State 
of California. 

13. Further Assurances. Grantor hereby covenant s and 
a9rees to execute and deliver to Grantee from time to time, 
promptly after any request therefor by Grantee, any and all 
instruments, a9reements and documents which Grantee may 
'~bBoi1i1bly re quir€:, and to per-form--s uch· other acts as- may·' 
be necessary or desirable, to carry out the purposes of 
th is Easement. 

~N WITNESS WHEREOF, the parties have eKeouted this 
Easement as of the date first above written. 

Balboa Improvements, Ltd., a Cali 
fornia Limited Partnership 

APPROVED AND ACCEPTED BY, 

By, Pentagon/Ba lboa Improvement 
Partners, a California Limited 
Partnership 

By, Griswold's Development 
Corporation, a California 
Corporation, Its General 
Partner 

~GRANTOR" 

"GRANTEE" 

APPROV~O AS TO FORM, 

- 8 -

,', 

,:....:... _ _ .~-~-~.,...~ . _ • __ 0 

. -- - '-

" 

'" 



..... - - .,. . ..... .. ..•. ~..... , . ~ " . ~ . -.......... ......... . 

85- 515012 

STATE OF CALIFORNIA 
sa. 

COUNTY OF ORAlIGE 

On thia 20th day of December, 1985, before me, a 
Notary Public in and for said State, personally appeared 
Raymond" 1;'{!'Sanford', "personal:ly",known', to ·me .. (>t)r" " p~o.yed , ,to,"me, -" ' , _, ,"'" ,_ 
on the basis of satisfactory evidence) to be the peraon 
who executed the within instrument •• President on beh.lf 
of Griswold's Development Corporation, the corporation 
therein n.med, and acknowledged to me that sa id corporation 
executed the within instrument purauant to its bylawa or 
a resolution of ita Board of Directors, said corporation 
being known to me to he one of th~ partners of 
Pentagon/&~lboa Improvement Partners, the limited partner-
ship that executed the within instrument, said partnerahip 
being known to me to be one of. the partners of Balhoa 
In1jII'OVe'fnents, Lt,!';-;' the limi ted " p-a'r'tnersh ip "ttTat- executed 
the within instrument, and acknowledged to ' me that auch 
corporation executed the same as Ruah partner and that such 
partnership also executed the same. - , 

WITNESS my hand and official seal. 

a """"-ACHES DEMPSTIR """'--""'" My toInmlulOti ltp, .'12/88 

- 9 -
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ss. 

'.' " . .. Onc·thi8~.dI\Y, ... Qf. D.!lcell'l?er. 1985. before me •• 
Notary Public, State of Calli'obil.t;""periloliaUy 's'ppeared' - . , ,, . . ..... .. . 
Philip R. Maurer, known to me to be the Mayor of the City 
of Newport Beach, the municipal corporation described in 
and that executed the within instrument, and also known to 
me to b. the person who executed the within instrument on 
bohalf of the municipal corporation therein named, and 
acknowledged to me that such municipal corporation executed 
the same. 

•

. .OPP!CIAL SEAL ... 
MAUREfN L HUFFMAN " 

NOTAAY PU8l.1C ~ CAU'ORNIA 
OAAIIQ£ COUHlY 

..,. CI:II!nm. hpl,... ffOY 3, 191) 

STATE OF CALIFORNIA 

COUNTY OF ORANGE 

EKDi(fllh) 

~~~~/h,' 
Notary 1>II1Ci 

State of California 

ss. 

On this,a6£h day of December, 1985, before me, a 
Notary Public, State of California, personally appeared 
wanda Raggio, known to ~e to be the City Clerk of the City 
of Newport Beach, the municipal corporation described in 
and that executed the within instrument, and also known to 
m~ to be the person who executed the within instrument on 
behalf of the municipal corporation therein named, and 
acknowledged to me that such munioipal corporation executed 
the same. 

• 

OPPICIAL SP-AL 
MAUREEN L HUFFMAN 

flOTMf PUBLIC· CAlIFORNIA 
OIlNlC( OOUHlY 

Ii-, """" . ...... ItO'I 3, 1m 

'7nCLlIA J 4<1(J iG. 'il-LLfPvo. :>L 
Notary Pu Ic 

State of California 

,. 
,., 
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LEGAL DESCR!PTION 

ALL THAT CERTAIN LAlID SITUATED IN TltE STM';:: OF CALIFOIWIA COUNTY OF 
ORANGE, CIT'l OF NEWPORT BEACII, DESCRIBED AS FOLLOWS I 

,o.J •• , . ... . " _.,, . ... " " .... . -'~ .. . .... .... ~ .... ~ . ,., • . . . .. " • >,._ . ,." ~ . ' ' . ' ,~ ... , •••.• ,-.:" .. .. . , • .,.. ~ . h ~ _ .......... -__ ~ . •. 

PARCEL 1: 

LOTS 12, 13, 14, 15 AND 16 IN BLOCK 10 OF THE BALBOA TRACT , AS SHOWN 
ON A HAP RECORDED IN BOOK 4, PAGE 11 OF MISCELLANEOUS MAPS, RECORDS 
OF ORANGE COUNTY, CALIFOIWIA. 

PARCEL 2: 

THAT PORTION OF BLOCR D OF THE BALBOA TRACT, AS SHOWN ON A MAP 
RECORDED I N BOOR 4, PAGE 11 OF MISCELLANEOUS MAPS, RECORDS OF ORANGE 
COtnl'l'Y', ' CALIFORNIA', ' DESCRIBED AS' FOLLOWS: 

COMMENCING AT THE HOST EASTERL'l CORNER OF SAID BLOCK D/ THENCE 
SOU1:~STERL'l ALONG THE SOUTHEASTERLY LINE OF SAID BLOCK D AND ITS 
SOUTHWESTERLY PROLONGATION TO AN INTERSECTION WITH A LINE LYING 
SOUTHWESTERLY OF, PARALLEL TO AND DISTANT 55.00 FEET MEASURED AT 
RIGl!T ANGLES FROM THE NORTHEASTERLY LINE OF SAID BLOCK 0: THENCE 
NORTHWESTERLY ALONG SAID PAR~LLEL LINE, A DISTANCE OF 133 . 00 FEET, 
HOro;; OR LESS, .'1:0 AN XNTERSECTION WITH THE SOU'l'HWESTERL'l PROLONGATION 
OF THE NORTWESTERLY LINE OF LOT 12 IN BLOCK 10 OF SAID BALBOA TRACT / 
THENCE NORTHEASTERLY ALONG SAID SOUTHWESTERLY PROLONGATION TO AN 
INTERSECTION WITH THE AFOREHENTIONED NORTHEASTERLY LINE OF BLOCK 0: 
THENCE SOUTHEASTERL'l ALONG SAXD NORTHEASTERLY LINE, A DISTANCE OF 
135.00 FEET, MORB OR LESS, TO THE POXNT OF BEGINNING. 

, " 

EXHIBIT "A" 

" , 

. " 
, . 
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HISTORICAL FEATURES 

Tho Balboa Inn is a group of two buildings, two and ~hre. 
stories in height, predominantly Spanish Colonial Revival 
in style, constructed in 1930 on the Boardwalk at Main 
Streot in Balboa. Exterior features are distinctive of 
the ~opular style, appropriate to its Southern Cali~ornia 

. ~~m~'tfi!:.:ltii~~~1~~·!i:sl~}:j {~t~U~r~p~~q;~gtii~~B"~~:~ _... -. -- " 
towors, one up to five stories l and other structural 
features a nd design details associated with tho style, 
use, period, and orientation of the building. Construc
tion is of stuccood masonry rein~orced by steel beans and 
rods on a concrete foundation • 

. The layout of the bulldings on the approximately 1/) acro 
beachfront site inoludes ona largo, L-shapod building 
(1)5' x 95') with a rectangular second building (8y' x 43') 
in the area formed by the leg,,-~f ~!!e ~_. _ ~_iJ!.~JJ.e latter 

.. - ... -·-ounCliiiif·thiit" faceif tnli c)C!an and makiis up the front, 
south facin6, facade. The second principal facade (eastside) 
faces Main Street, and on the north and west sides are 
alleys and other buildings. In between tho two Inn buildings 
is tho resultin! smaller L-shaped courtyard. The icpres5ion 
given by the pa r is of ono building, and in fact, the 
buildings are now connected by a second floor. terrace at 
the short leg of the L. 

The exterior of the building is essentially unaltered from 
its time of construction and subsequent years of historical 
signif icance. 

The fenestration and window shape and ·d69ign ar~ con!igu:-ed 
and arranged ac'cording to the location and uses- of the 
bu !.l~ings. which were originally built for hotel roo~s and 
apartments on the upper floors and ehops and restaurant 
on the ground floor. These USes are perpetuated in the 
rehabilitation. On the upper floors on all but the west 
facade (where there a::oe no windows) there are recessed 
openings, horizontally rectangular for multiple case~ent 
windows. On the ground floor are large arched openings 
wi;h sto::oefront style plate glass windows and doors as well 
as multi paned transoms above in the arched area. Fr~ln~ 
the wind ows· on the bottom are polychromatic Spanish tile 
bulkheads. Above, betwe.e n the .. wir.d;>"., historic perl:od 
photos show carriLgo le.nto·rn style, wall-mounted light 
Tlx~ures. none of which remain , but which will be the mOdels 
for, ,eplacemnt ~~x~ureD. 

EXHIBIT "n" 

'J. ' 
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Several o~ ~he de. ign elements that help to distin&uish 
the building provoked Gebhard/Winter in Guide to Southern 
California Architecture to describe the construction as 
tile Spanuh colonIal Revival in the simplest of sur.faces, 

}~h:1M~lf~~i~~c~h~i\K~v'~j~il~~~~~u~H. AIId~l.u;> i.~~ . -""~~2t~? .rs .' < . 

In essociation with the windows are a number of these 
details of interest , primarilY on the oceanfront and Main 
St:90t facades. 'l'hese details include five heavy, brac 
ke~ed second floor window boxes that protrude out in e 
for,~ modelled af,er a raised band that runs aro urid .he 
rectangular building at the same level. (original plans 
:-e!er to t his 8!J ''Plaster run moulds u

) The first floor 
windows below are separated by flush pilasters with 
simple _capitalS .. and bases that repeat in a less prono.un
c"d waj' the forms of the band and balconies. These first 
floor windows have always had some awnings, as have 
othe:s a~ound the building at varying times. The L-sheped 
building is also banded just below the second floor 
windOWS as well as at t he r oof line. HO\'eVe r the ocear.!ront 
facade treatment of this building differs, with thres 
heavy columns and arches creating a recessed , first floor 
area in front of the arched storerront windows and business 
doors. Above , the columns are repeated on a . s~er scale 
fonni.og a second floor loggia. On'. the corner next to the 
courtyard is a second noor Moorish styled false chimney. 

The towers complement the other wise low, horizontal feel 
c~ the buildings with ver~icel elements of appropriate 
scale, materials, and bas 18 • At ·.the primary corner of 
the Boardwalk and Main street, a simple tower rises one 
ext~a floor with features such as a molded plaster corner 
entry treatment, a molded band, and clover s haped plaster 
ve~ts. Atop the three story building on the long leg of 
the L toward the rear is an unadorned "penthouse" box 
originally designed to accomodate an elevator that was 
never installed here. The skylight remalns , The main 
tovler situated at the junction of the L. rises two extra 
stories and exhibits the most ornate features of ~ho Inn. 
They include a tile topped , mock, bell cupolaJ til. and 
plastc: vents of varying shapasJ and an oce~~ fa~ ing la:ge 
porthole: Four plaster finials and a walkway vii th w=ought 
iron railing 'are gone but will be restored. Wrough( iron 

,is slso used eloewhere i 'n railings., window grills, end 
other de~a1l8, '. . ., 

., 
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Other exterior details have included wood spindles in the 
transoms. wood and wrought iron railings. stencilled 
bea~9 and brackets. and stylized arc hed windows - all on 
the courtyard facing walls. Those significant features 
which remain will be re~ained or. along with other 

, ." " ' .. '".' · .• feat ul'es.· ano.wn .on~the~Q rl.gl.nal, .plans, , •• us,ed .... 1:Q ... pa t3;.cu'n .•• ,OIllQ , 
. design details in the rehabilitation. 

The interi ors wers not designed with the same arohitectural 
detail as the exterior of the building. as i s evidenced in 
tho original plans and s Ubstantiated through interviews. 
The plans show some details such as false fireplace ~antels. 
none of which remain. The design for these mantels shown 
in the plans may be used for replicas in hote l rooms. 
Several remodellings have been undertaken with substantial 
interior demolition on the second and third floors as 
vhown in 196J and 1974 remodel plans. However. moot walls 
load baaring, demising. plumbing. and corridor- re~ain !room 
the his.oric period and I.ill be retained •. On the first 
floo r the wall configuration remains mostly intact. with the 
exception of a flew kitchen area for. the restaurant. The 
interior design features a~parently never were significant 
and whatever orillinal fabr~c there was, as utilitarian UG 
it may hav~ boen. is now gone,. 

The general, setting of the Inn inclUdes buildings froQ 
t he late i920' 9 and early )0' a on the north and east sieles. 
On the weat is a 1970's condominium complex of similar 
scale. Across tho Boardwalk is a 1950's added s'lilllll1ing 
pool and octagonal cabana joined to the second floor court
yard terracs Of the Inn by a small bridge. The key to 
the set~ing of the Inn is its ocoanfront location on the 
Bal boa Peninsula and its proximity to the Main Street! 
Balboa Boulevard intersoction of similar vintage buildings. 
These elemente remain intact. It is possible that this 
pro.\ect will be a catalyst for other rost oration in the 
immediate area. 

'. 
' . I,' 

',' 
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Attachment No. CD 4 
SHPO Letter 
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Attachment No. CD 6 
Photo Simulations 
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Accuracy of photo simulation based upon information provided by project applicant.
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105 Main Street  Newport Beach  CA  92661

MLAX04249
Balboa Inn

Accuracy of photo simulation based upon information provided by project applicant.

Looking southwest from Balboa BoulevardProposed
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105 Main Street  Newport Beach  CA  92661

MLAX04249
Balboa Inn

Accuracy of photo simulation based upon information provided by project applicant.

Looking southeast from Balboa BoulevardProposed
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105 Main Street  Newport Beach  CA  92661

MLAX04249
Balboa Inn

Accuracy of photo simulation based upon information provided by project applicant.

Looking northeast from OceanfrontProposed
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Attachment No. CD 7 
Project Plans 
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