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I.  Introduction 
 

A. Introduction, Purpose, and Intent of this Development Plan 
 
The San Joaquin Plaza Planned Community District (PC-19) (the “San Joaquin Plaza PC District”) 
for the City of Newport Beach is part of the Newport Center Development in conformance with 
the Newport Beach General Plan (the “General Plan”).  The General Plan identifies the goal of 
creating a successful mixed-use district that integrates economic and commercial centers serving 
the needs of Newport Beach residents and the sub-region, with expanded opportunities for a 
variety of housing development within Newport Center. 
 
As shown on Figure 1, the San Joaquin Plaza PC District is located in the north end of Newport 
Center where the concentration of building height and mass is greatest.  It is generally bounded 
by Santa Cruz Drive on the east, San Clemente Drive to the south, and Santa Barbara Drive to the 
west.  Surrounding uses include a parking structure to the east, office buildings and a parking 
structure to the west, residential apartments to the north, and office and residential apartments 
to the south across San Clemente Drive.  The Fashion Island regional mall is approximately ¼ mile 
to the south.  The purpose of the San Joaquin Plaza PC District is to ensure consistency with 
General Plan policies related to development scale in Newport Center and expectations for high 
quality development. 
 
This San Joaquin Plaza PC Development Plan (as hereby amended, this “Development Plan”) 
provides land use and development standards for the subject properties located at 850 San 
Clemente Drive and 856 San Clemente Drive.  This Development Plan supersedes the existing San 
Joaquin Plaza PC Development Plan in its entirety, including the land use and development 
standards therein. The specifications of this Development Plan are intended to provide flexibility 
in both the land use and development standards for the planned buildings. 
 

B. Relationship to the Municipal Code 
 
Whenever the development regulations of this Development Plan conflict with the regulations 
of the City of Newport Beach Municipal Code (the “Municipal Code”), the regulations contained 
in this Development Plan shall prevail.  The development regulations of the Municipal Code shall 
apply with respect to those regulations not addressed by this Development Plan.  All words and 
phrases used in this Development Plan shall have the same meaning and definition as used in the 
Municipal Code unless defined differently in Section IV (Definitions) of this Development Plan. 
 

C. San Joaquin Plaza Statistical Analysis 
 
The San Joaquin Plaza PC District area consists of the following two (2) existing buildings located 
on the following two (2) adjoining parcels (however, this Development Plan allows for such 
adjoining parcels to be combined into a single parcel for development purposes): 
 

Building 1 (850 San Clemente Drive) on Parcel 1 
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• Existing Use: Orange County Museum of Art Exhibition Space (23,632 

Square Feet) 
• Parcel Size: 1.996 acres 

 
Building 2 (856 San Clemente Drive) on Parcel 2 

 
• Existing Use: Orange County Museum of Art Galleries Administrative 

Offices and Storage (13,935 Square Feet) 
• Parcel Size: 0.910 acres 

 
Total combined Land Parcels consisting of 2.91 acres 
 

D. Figure 1 - San Joaquin Plaza Planned Community Area Location Map 
 
 

 
 
 
 
II.  Land Uses and Development Regulations 
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A.  Permitted Uses 
 

1. General 
 

The specific uses listed in Section II.A.2 below are permitted under this Development Plan.  In 
addition, uses determined to be either accessory or ancillary to such permitted uses, or Support 
Uses to such permitted uses, are also permitted under this Development Plan.  In addition, the 
Community Development Director may determine other uses not specifically listed herein, 
provided they are consistent with the Mixed- Use Horizontal (MU-H3) Land Use designation. 
 
 2. San Joaquin Plaza 
 

a. Senior Housing (with or without congregate care), which may include a 
development which is licensed by the State of California as a residential care 
facility for the elderly (“RCFE”).  Such Senior Housing may include independent, 
assisted-living, and/or memory care units for persons 60 years of age or older. 

   
b.  Convalescent Facility (with or without congregate care), which may include a 
development which is licensed by the State of California as a RCFE.  Such 
Convalescent Facility may include assisted-living care and/or memory care units. 
  
c.  Uses that are accessory or ancillary to the foregoing permitted uses, including 
Support Uses for Senior Housing, are also permitted.  These include, but are not 
limited to, the following: 

   i.      Lobby 
   ii.     Club Rooms 
   iii.   Bowling alley 
   iv.    Fitness Center 
   v.    Business Services 
   vi.    Rooftop Lounge 
   vii.   Salon/Spa 

viii.   Commercial Kitchen & Dining Hall with ancillary on-site sale alcohol 
service (Type 47/57 or similar license) 

   ix.   Laundry 
   x.     Conference Rooms & Admin Offices 
   xi.      Pool 
   xii. Putting Green 
   xiii. Bocce Ball Court 
   xiv. Dog Park 
   xv. Raised Herb Gardens 
   xvi.    Similar resident serving uses 
 

d. Telecommunications facilities are permitted in accordance with Chapter 20.49 
(Wireless Telecommunications Facilities) of the NBMC. 
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e. Land uses that are not listed above are not allowed, except as provided by Chapter 
20.12(Interpretation of Zoning Code Provisions) of the NBMC or as required by State Law. 
 
f. Temporary uses may be allowed only upon approval of a limited term permit pursuant 
to Section 20.52.040 (Limited Term Permits) of the NBMC. 

 
B.  Development Limits 

 
1. General  

 
The following development limits in this Development Plan are consistent with those 

established by the General Plan: 
 

  2.  San Joaquin Plaza  
 

Up to 90 Senior Housing units are permitted within the San Joaquin Plaza PC District.  
Senior Housing units, associated common areas, and ancillary uses are measured on a per unit 
basis and not by gross floor area.  Senior Housing units are comprised of separate or independent 
living areas for one or more persons, with area or equipment for sleeping, sanitation, and food 
preparation.  

 
Up to 16,000 square feet of Convalescent Facilities or other non-residential uses 

(excluding Senior Housing units and associated common areas and ancillary uses) are permitted 
within the San Joaquin Plaza PC District.  Convalescent Facilities and other non-residential uses 
(excluding Senior Housing units and associated common areas and ancillary uses) are measured 
by gross floor area.   
 

C.  Transfer of Development Rights 
 

Development limits may be modified through the approval of a Transfer of Development 
Rights. The transfer of development rights among the San Joaquin Plaza PC District and to/from 
other areas in the Newport Center/Fashion Island District identified in the General Plan is allowed 
in accordance with Policy LU 6.14.3 of the General Plan and this Development Plan.  The transfer 
of development rights shall be approved, as specified in the General Plan. 
 
III.  Site Development Standards 
 

A. Site Setbacks 
 

a.  San Clemente Drive       15’0” 
b.  East Property Line (Adjacent to Parking Garage)    5’0” 
c.  North Property Line (Adjacent to San Joaquin Apartments)  5’0” 
d.  West Property Line       5’0” 
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Note: Carports, site walls, trash or generator enclosures, and parking spaces shall not be 
subject to any setback requirements. 

 
B.  Senior Housing Open Space Requirements 

 
The following open space standards shall apply to Senior Housing: 
 

1.  Common Outdoor Open Space 
 
The project shall provide a minimum of 5 percent common outdoor open space based 

on the lot area (6,330 square feet minimum). The project shall provide common outdoor open 
space either at grade, podium level, common level within the building or roof level.  Qualifying 
common outdoor open space areas shall have a minimum horizontal dimension of 30 feet and 
may contain active and/or passive areas and a combination of hardscape and landscape features, 
but a minimum of 10 percent of the common outdoor open space must be landscaped.  All 
common outdoor space must be accessible to all residents.   

 
2.  Common Indoor Open Space 
 
The project shall provide at least one community room of at least 500 square feet for 

use by residents of the project.  The area should be located adjacent to, and accessible from, 
common access point.  This area may contain active or passive recreational facilities or meeting 
space and must be accessible through a common corridor. 

 
3.  Private Open Space 
 
At least 40 percent of all units shall provide private open space, on a balcony, patio, 

or roof terrace.  Private open space shall be a minimum of 30 square feet and an average 
horizontal dimension of 6 feet.  Balconies should be proportionately distributed throughout the 
project in relationship to floor levels and sizes of units. 
 

C.  Parking 
 

Off-street parking for Senior Housing units shall be provided at a ratio of not less than 1.2 
parking spaces per unit. Ancillary uses, such as lobbies, club rooms, fitness center, business 
services, amenities and building services shall not require additional parking as they support the 
primary operations of the Senior Housing community and its residents.  
 

Off-street parking for Convalescent Facilities (Memory Care) shall be provided at a ratio 
of not less than one (1) parking space per three beds. 
 

D.  Floor Area Ratio 
a.  Allowable Floor Area Ratio (FAR)  1.5:1 FAR 
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b.  Lot Area     126,600 Square Feet 
c.  Allowable Floor Area    189,900 Square Feet 

 
E.  Lot Coverage 

  
Lot Coverage is the percentage of the site area. 
 

a.  Minimum Lot Area    39,639 Square Feet 
b.  Allowable Lot Coverage is 25%   
c.  Minimum Lot Width   150 Feet 

 
F.  Permitted Height of Structures 

 
The maximum Building Height of all buildings shall be 69 feet as measured from Finished 

Grade to the top of primary structure (top of ceiling above highest occupiable living space).  Finish 
Grade is defined as the elevation point of the main building entry point at ground floor in relation 
to mean sea level. 
 
     G.  Rooftop Appurtenances 
 

Rooftop Appurtenances are permitted above the primary structure and may exceed the 
maximum Building Height by up to 10 feet (79 feet maximum).  Rooftop Appurtenances must be 
screened from public view; the height of Rooftop Appurtenances shall not exceed the height of 
the screening.  Supports for window washing equipment are permitted, and are not required to 
be screened from view.  Additional setbacks on the roof are not required.  

 
     H.  Architectural Features 
 

Architectural Features are permitted above the primary structure and may exceed the 
maximum Building Height by up to 10 feet (79 feet maximum).  Such features must be an 
extension of the architectural style of the building in terms of materials, design and color.   
 
 I.  Site Walls, Retaining Walls, Garage Walls and Mechanical Screens 
 

a.  Site Walls 
i.  Site walls shall not exceed 8’0” from Finish Grade. 

b.  Retaining Walls 
i.  Interior:  The height of a retaining wall that faces interior to the project must 

not exceed 12’0” from Finish Grade to top of wall. A 42-inch guardrail is 
allowed above the wall where it is necessary for building and safety. 

ii.  Exterior:  Retaining walls that face exterior to adjacent properties and San 
Clemente Drive at property lines are limited in height to 12’0” from Finish 
Grade not including handrail conditions that may be required above these 
walls. These handrail requirements may be formed by the retaining wall. 



9 
 

c.  Garage walls that are exposed will be treated as architectural building façade.   
d.  Mechanical screens will be allowed to be of sufficient height to provide coverage of 

equipment from public view.  Required grills, louvers, vents and other functional 
requirements of building equipment will, to the extent practical, be incorporated 
into the building architecture. Ground-mounted mechanical screens shall not 
exceed 12 feet in height. Mechanical equipment shall comply with the noise 
standards of the City of Newport Beach Municipal Code. 

 
J.  Refuse Collection 
 

The Senior Housing and Convalescent Facility shall provide a minimum of 384 square feet of trash 
area. The trash area shall provide a dedicated area with three walls, a gate, and a solid roof cover 
with a drain to the sewer system in accordance with the requirements of Section 20.30.120 (Solid 
Waste and Recyclable Materials Storage) of the City of Newport Beach Municipal Code. All 
storage of cartons, containers, and trash shall be shielded from view within a building or within 
an area enclosed by a wall not less than 6 feet in height. 

 
K. Landscaping 

 
Refer to the landscape standards within the City of Newport Beach Municipal Code. 
 

L.  Lighting 
 
Refer to the lighting standards within the City of Newport Beach Municipal Code. 
 

M.  Signs 
 

1.  General Sign Standards 
 
A comprehensive sign program may be prepared if the applicant wishes to deviate 

from the sign standards identified herein.  Comprehensive sign programs shall be submitted for 
review and consideration in accordance with the provisions of the City of Newport Beach 
Municipal Code. 

 
2.  Prohibited Sign Types 
 

Signs visible from public rights-of-way are prohibited as follows: 
a. Rotating, flashing, blinking or signing with animation on a permanent basis 

are prohibited. 
b. Signs that imitate or resemble official traffic signs or signals are prohibited. 
c. Wind signs or audible signs are prohibited. 
d. Any other sign types identified in the City of Newport Beach Municipal 

Code as prohibited are also prohibited hereunder. 
 

https://www.codepublishing.com/CA/NewportBeach/?NewportBeach20/NewportBeach2030.html
https://www.codepublishing.com/CA/NewportBeach/?NewportBeach20/NewportBeach2030.html
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Animated signs visible from public streets are not allowed unless otherwise permitted by the 
Municipal Code. 

 
3.  Sign Standards San Joaquin Plaza  
 

Primary building address numbers shall be visible from the street (and/or pedestrian walkways 
in the case of necessity) and be located on the building so that they are visible from adjacent 
frontage roads and designated parking areas.  Secondary address signs may be located where 
appropriate for on-site orientation and safety.  All address signs shall have a consistent color, 
design, and material for any given building.  A single letter style sign is recommended. 

 
Table 2 – Sign Standards for San Joaquin Plaza 

 

Sign 
Type Description Location Maximum 

Number/Area 

Maximum 
Letter/ 

Logo Height 
 

A 

Entry columns or 
ground mounted 
signs in front of 

landscaping. 

Project entry at 
San Clemente 
(minimum 5-
foot setback 
from front 

property line) 

4/100 square 
feet each 

36 inches 
(6-foot 

maximum 
overall 

height clear 
of sight-
distance 

areas) 

B Building sign 
On building 
elevation or 

awning 

1 Primary/150 
square feet 

and 4 
Secondary/100 

square feet 
each 

Primary 48 
inches 

Secondary 
36 inches 

C Building address On building 
elevation 

4 (additional 
address signs 

may be located 
where 

appropriate for 
in-site 

orientation)/50 
square feet 
each or as 
otherwise 

required by 
Fire 

Department 

4 inches 
minimum 

as required 
by Fire 

Department 
and 24 
inches 

maximum 
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D Advisory signs Entry to service 

As appropriate 
for safety and 
orientation/25 

square feet 

As required 
by Fire 

Department 
or Building 
Code for 

Safety 
purposes 

 
4.  Temporary Signs 
 

Temporary signs are permitted in accordance with the Newport Beach Municipal Code. 
 

N.  LEED Certification 
 
The project shall be designed to meet the criteria of LEED Certification as based on LEED’s 
prototype points and scorecard rating system. 
 

O.  Construction and Utility Requirements 
 

1.  Archaeological/Paleontological 
 

Grading of the site is subject to the provisions of the City Council Policies K-4 & K-5 regarding 
archaeological and paleontological resources and Mitigation Measures as adopted in the EIR 
addendum Mitigation Monitoring and Reporting Program (MMRP).  

 
2.  Building Codes 
 

Construction shall comply with applicable provisions of the California Building Code and the 
various other mechanical, electrical and plumbing codes related thereto as adopted by the 
Municipal Code. 

 
3.  Grading 
 

Grading and excavation of the project shall be conducted and undertaken in a manner both 
consistent with grading manual standards and ordinances of the City of Newport Beach, in 
accordance with a grading and excavation plan approved by the City of Newport Beach Building 
Division, and in accordance with Mitigation Measures as adopted in the EIR addendum Mitigation 
Monitoring and Reporting Program (MMRP). 

 
4.  Telephone, Gas and Electrical Service 
 

All “on-site” gas lines, electrical lines and telephone lines shall be placed underground.  Unless 
prohibited by the utility company, transformer or terminal equipment shall be visually screened 
from view from streets and adjacent properties. 
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5. Sewage Service 
 

Any new and upgraded on and off-site sewer lines shall be designed in accordance with the 
Utilities Department Director’s approval. 

 
6. Storm Water Management 

 
This project shall adhere to the Water Quality Management Plan (WQMP) approved in 
conjunction with the issuance of building permits.  Drainage and water quality assurance 
measures will be implemented as per the City Public Works and Municipal Separate Storm Sewer 
System (MS4) requirements.  Development of the property will be undertaken in accordance with 
the flood protection policies of the City. 

 
7. Water Service 

 
Water service to the site will be provided by the City of Newport Beach and is subject to 
applicable regulations, permits and fees as prescribed by the City.  The project shall provide the 
infrastructure for Fire Protection Water Service and Domestic water.   
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IV. Definitions 
 
All words and phrases used in this Development Plan shall have the same meaning and definition 
as used in the Municipal Code unless defined differently in this section. 

Advisory Sign:  Any sign that contains directional, directory, or safety information, and does not 
contain advertisements. 

Architectural Features: Architectural features include, but are not limited to, any extension of 
the architectural style of the building in terms of materials, design and color that may exceed the 
building height. Examples include: Roof overhangs, brackets, cornices, eaves, belt courses, 
ornamental moldings, pilasters, and similar features. 

Audible Signs:  Any sign that uses equipment to communicate a message with sound or music. 

Building Elevation:  The exterior wall surface formed by one (1) side of the building. 

Building Height:  The height of a building as measured from the exterior finished grade to the 
roof of the highest occupied space.  If the building is on a sloping surface, the height 
measurement is taken from the main building entrance. 

Convalescent Facility:  An age-restricted area or facility (with or without medical professional 
staffing) designed and intended for persons ages 60 years and older with memory care needs.  A 
Convalescent Facility may be licensed by the State of California as a Residential Care Facility for 
the Elderly, may include the provision of congregate care, and may offer services and assistance 
with activities of daily living, such as bathing, dressing, eating, toileting, ambulating, assistance 
with medications, housekeeping, scheduling of medical and dental appointments, accessing 
community resources and transferring to outside facilities. 

Finish Grade:  The elevation point of the main building entry point at ground floor in relation to 
mean sea level. 

Floor Area, Gross:  The gross floor area is the total enclosed area of all floors of a building 
measured to the outside face of the structural members in exterior walls, including halls, 
stairways, elevator shafts at each floor level, service and mechanical equipment rooms and 
basement or attic areas having a height of more than seven feet.  Excluded from gross floor area 
are covered porches, space below building entry or basement, parking, walkways, loading docks, 
service tunnels, mechanical shafts, and mechanical spaces which are inaccessible to tenants. 

Monument Sign:  Any sign that is supported by its own structure and is not part of or attached 
to any building. 

Parking Structure:  Structures containing more than one story principally dedicated to parking.  
Parking structures may contain accessory, ancillary, and resident Support Uses. 

Podium Level:  A superposed terrace conforming to a building’s plan, a continuous pedestal; a 
line of vertical segregation linking separate areas. 

Rooftop Appurtenance:  A rooftop structure, equipment or element servicing or appurtenant to 
a building, including, but not limited to, mechanical equipment, mechanical equipment screens, 
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stairwell and elevator shaft housing, antennae, window washing equipment, and wireless 
communication facilities.   

Senior Housing:  An age-restricted residential development designed and intended for persons 
ages 60 years and older.  Such development may include the provision of congregate care 
services for independent, assisted-living, or memory care residents.  Senior housing units are 
comprised of separate or independent living facilities for one or more persons, with area or 
equipment for sleeping, sanitation, and food preparation. Additionally, a Senior Housing 
development may be licensed by the State of California as a Residential Care Facility for the 
Elderly. 

Sign:  Any media, including their structure and component parts which are used or intended to 
be used out-of-doors to communicate the information to the public. 

Support Uses:  Uses within Senior Housing developments and parking structures designed, 
oriented, and intended to primarily serve building occupants.  This includes uses such as dry 
cleaners, coffee vendors, and sundry shops. 

Temporary Sign:  Any sign, banner, pennant, valance, or advertising display constructed of cloth, 
canvas, plywood, light fabric, cardboard, wallboard or other light materials, with or without 
frames, intended to be displayed for a limited period of time. 

Wind Sign:  A series or similar banners or objects of plastic or other light material more than two 
inches in diameter which are fastened together at intervals by wire, rope, cord, spring or any 
other means, designed to move and attract attention upon being subjected to pressure by wind 
or breeze.  
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V. Site Development Review 

The purpose of the Site Development Review (SD) process is to ensure that any new development 
proposal within the Development Plan, Amendment No. 8) is consistent with the goals and 
policies of the General Plan and the provisions of the PC-Text. Prior to the issuance of building 
permits for development, a SD application shall be required in accordance with Section 20.52.080 
(Site Development Reviews) of the Newport Beach Municipal Code. The submitted site plans and 
elevations shall be part of this application. 

 

https://www.codepublishing.com/CA/NewportBeach/?NewportBeach20/NewportBeach2052.html
https://www.codepublishing.com/CA/NewportBeach/?NewportBeach20/NewportBeach2052.html
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