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INTRODUCTION 
 
Location 
 
The Bayview project site is located on the southwest corner of the intersections of Bristol 
Street South and Jamboree Road in the Santa Ana Heights area of unincorporated Orange 
County.  To the north is Bristol Street South and the extension of the Corona del Mar 
Freeway.  West of the site is a residential area of single-family homes.  To the south is 
Upper Newport Bay. 
 
Existing Zoning 
 
• PA/95 PD:  Professional Administrative 
  
• CC/90:  Community Commercial 
 
• CC/35:  Community Commercial 
 
• R1-2975  PD  (2975):  Single family, 2,975 square feet minimum lot size. 
 
• R2-2, 400:  Multi-family, 2,400 square feet minimum area per unit. 
 
B1:  Buffer. 
 
The development standards set forth herein will provide for the development of the 
subject property, in accordance with these standards and those of the City of Newport 
Beach. 
 
Land Uses 
 
The Bayview development is designated for residential, recreational, commercial, 
professional, institutional, hotel, and office uses as shown on Exhibit 1.
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GENERAL NOTES 
 
1. Water service to the Planned Community District will be provided by the Irvine 

Ranch Water District or the City of Newport Beach. 
  
2. Sewage Disposal service facilities to the Planned Community will be provided by the 

Irvine Ranch Water District. 
  
3. Except as otherwise stated in this Planned Community text, the requirement of the 

Newport Beach Zoning Ordinance shall apply.  Where a conflict exists, the Planned 
Community text shall supersede. 

  
4. The contents of this text notwithstanding, all construction within the Planned 

Community boundaries shall comply with all provisions of the Uniform Building 
Code and the various mechanical codes related thereto except as noted in the 
Preannexation Agreement. 

  
5. A pedestrian and bicycle trail system shall be provided as shown on the approved 

Tentative Map of Tract No.  12212.  The system shall be reviewed and approved by 
the City of Newport Beach Public Works Department. 

  
6. Affordable housing shall be provided as per the Bayview Preannexation Agreement. 
  
7. Park dedication shall be provided as per the Bayview Preannexation Agreement.
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Definitions 
 
The following definitions shall apply to the development of Bayview Planned 
Community. 
 
1. Gross Acreage shall mean the entire site area within the project boundary as shown 

on the approved Tentative Map of Tract 12212. 
  
2. Parcel Map Net Area shall mean the entire area within the project boundary line 

excluding previously dedicated perimeter streets. 
  
3. Building Acreage shall mean the entire site area within the project boundary 

excluding streets, park dedication, areas with existing natural slopes greater than 2:1, 
and natural floodplains. 

  
4. Cluster Unit Development shall mean a combination or arrangement  of attached or 

detached dwellings and their accessory structures on contiguous or related building 
sites where the yards and open spaces are combined into more desirable arrangements 
or open spaces and where the individual sites may have less than the required average 
of the district but the density of the overall development meets the required standard. 

  
5. Conventional Subdivision on a Planned Community Concept shall mean a 

conventional subdivision of detached dwellings and their accessory structures on 
individual lots where the lot size may be less than the required average for the district 
but where open space areas are provided for the enhancement and utilization of the 
overall development. 
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BAYVIEW SITE STATISTICS 
 

 
Area 

Gross 
Acreage 

Maximum 
D.U. 

Maximum 
Hotel Rooms 

Maximum 
Gross Sq.Ft. 

1 Multi-family 
 Residential 

6.1 88 - - 

     
2 Single family 
 Residential 

17.4 145 - - 

     
3 Professional 
    Administrative Office 

16.8 - - - 

• Office - - - 660,000 
• Retail - - -  27,500 
     
4 Hotel Site 6.3 - 300 - 
     
5 Restaurant Site/ 

Professional 
 Administrative Office 

1.6 - - - 

• Restaurant or/ 
• Prof. Adm. Office 

- 
- 

- 
- 

- 
- 

8,000 
70,000 

(subject to use permit) 
     
6 Buffer 16 - - - 
     

Total Gross Area 64.2    
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AREA 1, MULTIFAMILY RESIDENTIAL 
 
Intent 
 
The inclusion of multi-family residential units in the Bayview Planned Community 
District provides quality housing opportunities to the general public. 
 
 
Permitted Uses 
 
1. Single-family dwellings/attached or detached. 
  
2. Noncommercial recreation facilities. 
  
3. Duplexes. 
  
4. Dwelling groups and multiple-family dwellings. 
  
5. Residential condominium projects and community apartment projects. 
  
6. Sewage lift stations. 
  
7. Community care facilities service six or fewer persons. 
  
8. Any other uses that in the opinion of the City of Newport Beach Planning 

Commission are of a similar nature. 
  
9. Gated community with vehicular access control facilities. 
 
 
Temporary Uses Permitted 
 
1. Model homes, temporary real estate offices, and signs. 
  
2. Temporary use of a mobile home residence during construction. 
  
3. Real estate signs. 
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Accessory Uses Permitted 
 
The following accessory uses and structures are permitted when customarily associated 
with and subordinate to a permitted principal use on the same building site. 
 
1. Garages and carports. 
  
2. Swimming pools and spas. 
  
3. Fences and walls. 
  
4. Signs. 
  
5. Any other accessory use or structure which the Planning Commission finds to be of a 

similar nature. 
 
 
Development Standards/Attached Residential  
 
1. Maximum Height Limits  

All buildings shall not exceed an average of 35 feet. 
 
2. Setbacks 

A minimum setback of fifteen feet shall apply to all structures other than garages 
adjacent to public streets; except that balconies and patios may encroach six feet 
into the required setback. 

 
 Architectural features such as but not limited to cornices, eaves, and wingwalls 

may extend two and one-half (2-1/2) feet into the required setback from a public 
street. 

 
 Setbacks shall be measured from the ultimate right-of-way line. 
 
3. Setbacks from Other Property Lines and Structures 

a. A minimum of first-story front yard setback of five feet shall be required.  
This setback shall be measured from the back of curb or in the event that 
sidewalks are constructed, from back of sidewalk.  The second story front 
may be constructed adjacent to the back of curb or in the event that 
sidewalks are constructed, adjacent to back of sidewalk. 

 
b. All main residential structures shall be a minimum of eight feet apart.  

This shall be measured from face of finished wall to face of finished wall. 
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c. Detached garages shall be separated from main residential structures a 
minimum of eight feet.  This also shall be measured from face of finished 
wall to face of finished wall. 

 
d. Garages with direct access from private streets shall be set back a 

minimum of five feet form back of curb, or in the event that sidewalks are 
constructed, form back of sidewalk. 

 
e. A minimum five-foot setback shall occur from the most northerly property 

line of lots 5, 6, and 7 on the Tentative Map of Tract 1236. 
 

4. Fences, Hedges and Walls 
 Fences shall be limited to a maximum height of eight feet. 
 
5. Architectural Features 

Architectural features, such as but not limited to cornices, eaves, and wing walls, 
may extend two and one-half (2-1/2) feet into any front, side or rear yard setback. 

 
6. Parking 

Two covered spaces per unit plus .36 guest parking spaces per unit will be 
required.  25% of all guest parking may be compact spaces.  Guest parking shall 
be clustered with a minimum of tow spaces per cluster. 
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AREAS 1 AND 2, SINGLE FAMILY RESIDENTIAL 
 
Intent 
 
The R1 designation is established to provide for the development of a medium density 
single family residential neighborhood.  The area provides a method whereby land may 
be developed to utilize design features which take advantage of modern site planning 
techniques.  The intent is to produce an integrated development project providing an 
environment of stable, desirable character which will be in harmony with existing and 
potential development of the surrounding neighborhood. 
 
 
Permitted Uses  
 
1. Single-family dwellings. 
  
2. Noncommercial recreation facilities. 
  
3. Sewage lift stations. 
  
4. Any other uses that in the opinion of the City of Newport Beach Planning 

Commission are of a similar nature. 
  
5. Gated community with vehicular access control facilities. 
 
 
Temporary Uses Permitted 
 
1. Model homes, temporary real estate offices, and signs. 
  
2. Temporary use of a construction trailer. 
  
3. Real estate signs. 
 
 
Accessory Uses Permitted 
 
The following accessory uses and structures are permitted when customarily associated 
with and subordinate to a permitted principal use on the same building site. 
 
1. Garages and carports. 
  
2. Swimming pools and spas. 
  
3. Fences and walls. 
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4. Patio covers. 
  
5. Any other accessory use or structure which the Planning Commission finds to be of a 

similar nature. 
 
 
Development Standards 
 
1. Maximum Height Limits 
 All buildings shall not exceed an average of 35 feet. 
 
2. Building Site Area 
 The minimum building site area shall be 2,975 square feet. 
 
3. Setbacks 
 a. Front Yard 
 

(1) Where garages face the street, the front yard setback shall be a 
minimum of five feet from back of curb or in the event sidewalks 
are constructed, minimum of five feet from back of sidewalk. 

 
(2) Where garages face the alley the front setback shall be a minimum 

of eight feet from back of curb or in the event sidewalks are 
constructed, minimum of eight from back of sidewalk. 

 
 b. Side Yard 

 
(1) Minimum setback of four feet from property line with a ten foot 

minimum setback between buildings. 
 

 c. Rear Yard 
 

(1) Where garages face the street, the rear yard setback shall be a 
minimum of eight feet. 

 
(2) Where garages face the alley rear setback shall be a minimum of 

fifteen feet from centerline of alley. 
 

4. Fences, Hedges, and Walls 
 

Fences shall be limited to a minimum height of eight feet except within the front 
yard setback where fences, hedges and walls shall be limited to three feet. 
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5. Trellis 
 

Open trellis and beam construction, and patio covers where reciprocal side yard 
easements exist, shall be permitted within six feet of a residential structure on 
adjacent property.  Trellis and beam construction and patio covers shall be 
permitted to extend to within three feet of the residential dwelling on the adjacent 
property if the structure is open on three sides and the total area is 400 square feet 
or less.  Where a corner dwelling exists adjacent to a private street or drive, open 
trellis and beam construction and patio covers shall be permitted to extend within 
three feet of a property line except in such cases where an intervening wall exists, 
such structure may not extend beyond said wall.  Limited to 9’ 0” in height 

 
6. Parking 
 

Parking for residential uses shall be in the form of not less than two (2) covered 
parking spaces on-site per dwelling unit. 

 
7. Architectural Features 
 

Architectural features, such as but not limited to cornices, eaves, fireplaces, bay 
windows and wingwalls, may extend two and one-half (2-1/2) feet into any front, 
side or rear yard setback. 

 
8. Pools, Spas, Air Conditioning and Related Equipment 
 

Where reciprocal easements exist, pools and spas may be located in the reciprocal 
easement; however, no pool, spa or air conditioning equipment shall be permitted 
in the reciprocal easement.  All pool, spa and air conditioning equipment shall be 
sound attenuated in such a manner as to achieve a maximum sound level of 
55dBA at the property line. 

 
1. Equipment may not cross property line. 
  
2. Pools or spas may cross property line up to easement line. 
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AREA 3, PROFESSIONAL AND ADMINISTRATIVE OFFICE 
 
Intent 
 
The intent is to provide areas for the development of professional and administrative 
offices and related uses in locations of close proximity to residential areas.  These uses 
can conveniently serve the public and create a suitable environment for professional and 
administrative office buildings especially designed for this purpose.  Uses in the area 
have been located on sites large enough to provide for landscaped open spaces and 
offstreet parking facilities. 
 
The area is intended to be located on heavily traveled streets or adjacent to commercial or 
industrial districts.  The land may be developed to utilize design features which take 
advantage of modern site planning techniques. 
 
 
Permitted Uses 
 
1. Professional offices. 
  
2. Administrative offices. 
  
3. Restaurants, bars, theater/nightclubs and delicatessens. 
  
4. Accessory structures and uses necessary and customarily incidental to permitted uses 

including dry cleaners, barber shops, copy centers, shoe repairs, photo finishing, 
stationers, convenience markets and onsite liquor sales. 

  
5. Business and real estate signs. 
  
6. Gas stations, auto services, and detailing in parking structures. 
  
7. Health Club. 
  
8. Offstreet parking structures. 
  
9. Landscaped areas, parks, and open space areas when integrated into the development 

project. 
  
10. Any other uses that in the opinion of the City of Newport Beach Planning 

Commission are of similar nature. 
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Permitted Uses Subject to Use Permit 
 
1. Helistop. 
 
 
Development Standards 
 
1. Maximum Height Limits 
 

All buildings shall not exceed 95 feet in height.  This height shall be measured 
from first floor elevation (excluding subterranean levels) to ceiling elevation of 
uppermost floor.  An additional fifteen (15’) feet height extension is permitted 
only to accommodate and screen mechanical equipment. 

 
2. Building Site Area 
 

The minimum building site area shall be 10,000 square feet. 
 
Minimum Building Site Width:  There is no restriction on building site width. 
 
Minimum Building Site Depth:  There is no restriction on building site depth. 
 
Maximum Gross Floor Area:  The total gross floor area of the combined two 
commercial office building structures shall not exceed 660,000 gross square feet. 

 
There is no gross floor area or building coverage restrictions on individual 
buildings in cluster developments provided that the provisions stated above are 
met, adequate offstreet parking is provided, and provisions are made for the 
maintenance of common areas and access to individual building sites.  This is 
subject to the review of the Director of Planning and the Director of Public 
Works. 

 
3. Setbacks 
 

Front, side, and rear yard setbacks shall each be ten feet from the property line.  
Distances between buildings shall be in compliance with the Uniform Building 
Code. 

 
4. Streets and Driveways 
 

Streets and driveways shall provide adequate vehicular circulation for service and 
emergency vehicles for the project and the area within which it is located.  
Required widths and improvements shall be established by the recorded Tract 
Map. 
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5. Offstreet Parking 
 

Offstreet parking shall be provided in accordance with the approved parking plan 
and Preannexation Agreement. 

 
6. Trash and Storage Area 
 

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 six feet in height. 

 
7. Landscaping 
 

Detailed landscaping and irrigation plans shall be prepared by a licensed 
landscape architect, licensed landscaping contractor, or architect, and shall be 
reviewed by the Department of Parks, Beaches, and Recreation and approved by 
the Director of Planning and Director of Public Works. 
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AREA 4 HOTEL SITE 
 
Intent 
 
The Community Commercial designation provides areas for commercial uses which offer 
a wide range of goods and services including those facilities for overnight 
accommodations, shopping goods, convenience goods and services, and food services. 
 
 
Permitted Uses 
 
1. Hotels and motels 
  
2. Ancillary structures and uses necessary and customarily incidental to hotels and 

motels including but not limited to: 
 

• Retail businesses. 
  
• Restaurants, bars and theater/nightclubs. 
  
• Service businesses. 
  
• Automobile parking lots and structures. 
  
• Recreation facilities. 
  
• Day nurseries. 
  
• Public and private parks and playgrounds. 
  
• Financial institutions. 
  
• Public/private utility buildings and structures. 
 
• Self-service laundry and dry cleaning facilities. 
  
• Any other uses that in the opinion of the City of Newport Beach Planning 

Commission are of a similar nature. 
 
 
Temporary Uses Permitted 
 
1. Commercial coaches. 
 
Permitted Uses Subject to Use Permit 



 16

 
1. Automobile washing. 
  
2. Health Clubs. 
  
3. Helistops. 
  
4. Mini-storage facilities. 
  
5. Public utility exchanges and substations. 
  
6. Any other use which the Planning Commission finds consistent with the purpose and 

intent of this area. 
 
 
Permitted Accessory Uses 
 
The following accessory uses and structures are permitted when customarily associated 
with and subordinate to a permitted principal use on the same building site. 
buildings. 
 
1. Detached buildings. 
  
2. Fences and walls. 
  
3. Signs. 
  
4. Accessory uses and structures which the Planning Commission finds to be of a 

similar nature.  
  
5. Onsite liquor sales. 
 
 
Prohibited Uses 
 
1. Automobile repair garages, fender and body repair, and paint shops. 
  
2. Automobile service stations. 
  
3. Automobile wrecking, junk, and salvage yards. 
  
4. Beverage bottling plants. 
  
5. Cleaning, dyeing, and laundry plants. 
6. Ice Production. 
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7. Rental and sales agencies for agricultural, industrial, and construction equipment. 
  
8. Rental and sales agencies for trailers, boats, trucks, automobiles, and recreational 

vehicles. 
  
9. Tire retreading. 
  
10. Warehouses, contractor’s storage yards, and work and fabricating areas. 
  
11. Welding shops. 
  
12. Wholesale bakeries. 
 
 
Development Standards 
 
1. Maximum Height Limits 
 

Buildings shall not exceed 90 feet.  This height shall be measured from first floor 
elevation (excluding subterranean levels) to ceiling elevation of uppermost floor.  
An additional fifteen (15’) feet height extension is permitted only to 
accommodate and screen rooftop mechanical equipment. 

 
2. Building Site Area 
 
 There are no specifications for minimum building site area. 
 
3. Offstreet Parking 
 

Offstreet Parking shall be provided in accordance with the and Preannexation 
Agreement.  Any changes to said plan shall be approved by the City of Newport 
Beach Planning Director. 

 
4. Structural Setbacks 
 
 Community Commercial uses which abut: 

Use                                                Front Yard                        Side and Rear Yards 
Commercial                                       5 feet                                          0 feet 
Residential                                         5 feet                                        20 feet 
Professional Administrative                5 feet                                          0 feet 
 
Street setbacks:  Front, side and rear yard setbacks shall each be ten feet from the 
property line.  Distances between buildings shall be in compliance with the 
Uniform Building Code. 

 
5. Loading 
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All loading and unloading operations shall be performed on the site and loading 
platforms and areas shall be screened by a landscape or architectural feature. 

 
6. Trash and Storage Area 
 

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. 

 
7. Landscaping 
 

Detailed landscaping and irrigation plans shall be prepared by a licensed 
landscape architect, licensed landscaping contractor, or architect, and shall be 
reviewed by the Department of Parks, Beaches, and Recreation and approved by 
the Director of Planning and Director of Public Works. 
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AREA 5 RESTAURANT PROFESSIONAL AND ADMINISTRATIVE OFFICES 
 
Intent 
 
1. The Restaurant/Professional and Administrative Office designation provides areas for 

commercial uses which offer a wide range of goods and services including those 
facilities for shopping goods, convenience goods and services, food services, and 
recreation for the community. 

  
Permitted Uses 
 
1. Restaurants, bars and theater/nightclubs. 
 
Temporary Uses Permitted 
 
1. Commercial coaches. 
 
 
Permitted Uses Subject to Use Permit 
 
1. Automobile washing. 
  
2. Health Clubs. 
  
3. Helistops. 
  
4. Mini-storage facilities. 
  
5. Public utility exchanges and substations. 
  
6. Retail businesses. 
  
7. Service businesses. 
  
8. Animal clinics and hospitals. 
  
9. Administrative and professional offices. 
  
10. Automobile parking lots and structures. 
  
11. Commercial recreation. 
  
12. Nurseries and garden supply stores provided that all equipment, supplies, rentals, and 

merchandise other than plants shall be kept within a completely enclosed building 
and that fertilizer of any type shall be stored and sold in packaged form only. 
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13. Day nurseries. 
  
14. Financial institutions. 
  
15. Public/private utility buildings and structures. 
  
16. Self-service laundry and dry cleaning facilities. 
  
17. Accessory structures and uses necessary and customarily incidental to the above uses. 
  
18. Any other uses that in the opinion of the City of Newport Beach Planning 

Commission are of a similar nature. 
 
 
Permitted Accessory Uses 
 
The following accessory uses and structures are permitted when customarily associated 
with and subordinate to a permitted principal use on the same building site. 
 
1. Detached buildings. 
  
2. Fences and walls. 
  
3. Signs. 
  
4. Accessory uses and structures which the Planning Commission finds to be of a 

similar nature. 
  
5. Onsite liquor sales. 
 
Prohibited Uses 
 
1. Automobile repair garages, fender and body repair, and paint shops. 
  
2. Automobile service stations. 
  
3. Automobile wrecking, junk, and salvage yards. 
  
4. Beverage bottling plants. 
  
5. Cleaning, dyeing, and laundry plants. 
  
6. Ice production. 
  
7. Rental and sales agencies for agricultural, industrial, and construction equipment. 
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8. Rental and sales agencies for trailers, boats, trucks, automobiles, and recreational 
vehicles. 

  
9. Tire retreading. 
  
10. Warehouses, contractor’s storage yards, and work and fabricating areas. 
  
11. Welding shops. 
  
12. Wholesale bakeries. 
 
Development Standards 
 
1. Maximum Height Limits 
 

Buildings shall not exceed 35 feet.  This height shall be measured from first floor    
elevation (excluding subterranean levels) to ceiling elevation of uppermost floor.  
An additional ten (10’) feet height extension is permitted only to accommodate 
and screen    mechanical equipment. 

 
2. Maximum square feet for restaurant use is 8,000 sq. ft. 
 
3. Maximum square feet for office use is 70,000 sq. ft. 
 
4. Building Site Area 
 
There are no specifications for minimum building site area. 
 
5. Offstreet parking 
 

Offstreet parking shall be provided in accordance with the and Preannexation 
Agreement.  Any changes to said plan shall be approved by the City of Newport 
Beach Planning Director. 
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6. Structural Setbacks 
  
 Community Commercial uses which abut: 
 

Use                                       Front Yard                        Side and Rear Yards 
Commercial                              5 feet                                           0 feet 
Residential                                5 feet                                         20 feet 
Professional Administrative       5 feet                                           0 feet 
 
Street setbacks:  Front, side and rear yard setbacks shall each be ten feet from the 
property line.  Distances between buildings shall be in compliance with the 
Uniform Building Code. 

 
7. Loading 
 

All loading and unloading operations shall be performed on the site and loading 
platforms and areas shall be screened by a landscape or architectural feature. 

 
8. Trash and Storage Area 
 

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. 

 
9. Landscaping 
 

Detailed landscaping and irrigation plans shall be prepared by a licensed 
landscape architect, licensed contractor, or architect, and shall be reviewed by the 
Department of Parks, Beaches, and Recreation and approved by the Director of 
Planning and Director of Public Works. 
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AREA 6, BUFFER 
 
Intent 
 
The Buffer designation is established to provide open space forth purpose of buffering 
two areas of use that are incompatible, preserving an area with unique or sensitive 
environmental features, linking other open space areas, or shaping urban form, and for 
reservation of potential road right-of-way. 
 
 
Permitted Uses 
 
1. Back Bay access. 
  
2. Marine preserves. 
  
3. Passive parks and greenbelts. 
  
4. Riding and hiking trails. 
  
5. Fences. 
  
6. Viewpoints. 
  
7. Wildlife corridors. 
  
8. Any other use that in the opinion of the City of Newport Beach Planning Director is 

consistent with the above stated uses, purposes, and intent of the area. 
  
9. Roadways. 
  
10. Desilting basins and drainage facilities. 
  
11. Active parks and playgrounds. 
  
12. Overhead or underground utility facilities. 
  
13. Walls or opaque fences over 3-1/2 feet in height. 
  
14. Any other use which the Planning Commission finds consistent with the purpose and 

intent of this area. 
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Permitted Accessory Uses 
 
Accessory uses and structures which are customarily associated with and subordinate to a 
permitted principal use on the same building site and which are consistent with the 
purpose and intent of this district are permitted. 
 
 
Site Development Standards 
 
1. Building Site Area 
 There is no minimum building site area. 
 
2. Building Height 
 The maximum building height shall be 18 feet. 
 
3. Building Setbacks 
 Building Setbacks shall be 20 feet from all property lines. 
 
4. Signage 
 No signs shall exceed six square feet in area. 
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