
 
 
  

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 Zoning Administrator, and/or Planning Division 

staff for the week ending December 2, 2016 
 
 

COMMUNITY DEVELOPMENT DIRECTOR 
OR PLANNING DIVISION STAFF ACTIONS 

(Non-Hearing Items) 

Item 1: Newport Heights Medical Campus Comprehensive Sign Program No. CS2016-
012 (PA2016-148) 
Site Address:  20350 and 20360 Birch Street 
 

Action:  Approved Council District 3 
 

Item 2: Determination of Substantial Conformance - Staff Approval No. SA2016-015 
(PA2016-183) 
Site Address:  21181 Newport Coast Drive 
 

Action:  Approved Council District 6 
 
 
 
 
 

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.  
 
 



 COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 

100 Civic Center Drive, P.O. Box 1768, Newport Beach, CA 92658-8915 

949-644-3200   Fax: 949-644-3229 

www.newportbeachca.gov 

 ZONING ADMINISTRATOR ACTION LETTER 

 
Application No. Comprehensive Sign Program No. CS2016-012 (PA2016-148) 
  
Applicant Ware Malcomb Architects 
  
Site Address 
 

20350 and 20360 Birch Street 
Newport Heights Medical Campus Sign Program 

  
Legal Description Lots 125, 126, 127, and a portion of Lot 128 of Tract 706, 

requesting approval of a Minor Use Permit, Site Development 
Review, Traffic Study, and Tentative Parcel Map. 

  
 
On December 2, 2016, the Zoning Administrator approved Comprehensive Sign Program 
No. CS2016-012, to authorize signage for a new medical campus. The site includes two 2-
story multi-tenant medical buildings on a 4.1 acre single lot. The program includes project 
identification ground signs, tenant identification ground signs, primary and secondary 
tenant wall signs, parking signage, wayfinding signage, and address signage. The intent of 
this sign program is to allow additional multiple tenant signage, additional ground signs, 
and larger wall signs.  
 
A comprehensive sign program is required for the following circumstances: 
 

1. three (3) or more separate tenant spaces are proposed or created on the same 
lot; and 
 

2. a structure has more than 300 linear feet of frontage on a public street. 
 
The subject property is located within the Business Park of the Santa Ana Heights Specific 
Plan (SP-7 BP) Zoning District and the General Plan Land Use Element category is 
General Commercial Office (CO-G). The property is not located in the Coastal Zone.  
 
This approval is based on the following findings and standards and is subject to the 
following conditions: 
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FINDINGS 
 

Finding 
 

A. The project is categorically exempt from environmental review pursuant to Title 
14 of the California Code of Regulations (Section 15315, Article 19 of Chapter 3, 
Guidelines for Implementation of the California Environmental Quality Act) under 
Class 11 (Accessory Structures). 

 
Facts in Support of Finding 

 
1. Class 11 exempts minor structures accessory to existing commercial facilities, 

including signs. The proposed signs are incidental and accessory to the principal 
office use of the property and do not intensify or alter the use. 

 
In accordance with Section 20.42.120 (Comprehensive Sign Program) of the Newport 
Beach Municipal Code, the following standards and facts in support of such standards 
are set forth: 
 
Standard 

 
B. The proposed sign program shall comply with the purpose and intent of this 

Chapter [Chapter 20.42], any adopted sign design guidelines, and the overall 
purpose and intent of this Section [Section 20.42.120 – Comprehensive Sign 
Program]. 
 

Facts in Support of Standard 
 

1. The proposed Comprehensive Sign Program complies with the purpose and intent 
of Newport Beach Municipal Code Chapter 20.42 (Sign Standards) and SP-7 BP 
signage regulations because it provides multi-tenant office buildings with adequate 
identification while guarding against an excessive proliferation of signage on these 
larger business park properties. It preserves and enhances community appearance 
by regulating the type, size, location, quantity, and illumination of signs. Through 
said regulations, the Comprehensive Sign Program will help to enhance the safety 
of motorists and pedestrians by minimizing the distraction of signs, as well as to 
protect the life, health, property, and general welfare of City residents and visitors.  

 
2. The purpose of a comprehensive sign program is to integrate all of a project’s 

signs. A comprehensive sign program provides a means for the flexible application 
of sign regulations for projects that require multiple signs in order to provide 
incentive and latitude in the design and display of signs, and to achieve, not 
circumvent, the purpose of the Municipal Code, including Chapter 20.42 and SP-7 
BP. This approval integrates all of the signs for the subject property while meeting 
the purpose and intent of Chapter 20.42 and SP-7 BP. 
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3. The Comprehensive Sign Program is consistent with the Citywide Sign Design 
Guidelines Manual because the proposed signs are designed to be compatible with 
the building design in terms of scale, size, and materials. As proposed, signs are 
designed to effectively communicate a message without creating sign clutter 
through the use of legible text that contrasts with the background. The location and 
size of the signs do not dominate, but rather are consistent with the proportions of 
the façade on which they are located. The monument signs are also proportionate 
to the size of the property and the street frontage.   

 
4. The proposed primary and secondary signage will provide for building and tenant 

identification located on elevations where the architectural design of the building 
suggests placement of a sign. All proposed signs will employ a consistent sign 
pattern and are designed to fit with the overall scale of the buildings and their 
relationship to Birch Street and the adjacent Business Park and residential area. 
 

Standard 
 

C. The proposed signs shall enhance the overall development, be in harmony with, 
and relate visually to other signs included in the Comprehensive Sign Program, 
to the structures and/or developments they identify, and to surrounding 
development when applicable.  
 

Facts in Support of Standard 
 

1. The site is large in scale, similar to the other large business office properties in the 
immediate area. The number and location of signs will not contribute to an 
overabundance of signage that will have a detrimental effect on the neighborhood. 

 
2. SP-7 BP restricts ground signs to one double-faced sign per building site containing 

only the address of the property. The length of the property is approximately 450 
feet long. This requires the additional monument sign along the frontage to 
adequately identify the site. The monuments on the street frontage display the 
addresses and the name of the medical campus. The tenant names are not on 
these signs in order to preserve the intent of the BP area which includes minimizing 
the clutter of an abundance of tenant names on the street frontages.   
 

3. SP-7 BP restricts wall signs to 1 identification sign placed on each wall facing a 
public street and additional tenant signs allowed only above each tenant’s entrance. 
Additional signs for the multiple-tenants with multiple facades are required in order 
to provide adequate identification for such a large property that includes one long 
(approximately 450 feet) major street frontage along Birch Street. The additional 
signs that are on the sides of the buildings will not be illuminated. A sign program in 
this area is common for this purpose. 

 
4. Proposed signs will not obstruct public views from adjacent roadways because 

there are no public views through or across the subject property. 
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5. The proposed signs will not interfere with sight distance from any street, driveway, 
or parking area. The freestanding signs have been reviewed by the City Traffic 
Engineer. 

 
6. All proposed signage will integrate well with the character and architectural style of 

the building by maintaining consistency in location, sign height, and materials 
across the street frontage.  

 
Standard 
 
D. The sign program shall address all signs, including permanent, temporary, and 

exempt signs. 
 
Facts in Support of Standard 
 
1. The proposed Comprehensive Sign Program addresses all project signage. 

Temporary and exempt signs not specifically addressed in the sign program shall 
be regulated by the provisions of SP-7 BP and Zoning Code Chapter 20.42 (Sign 
Standards). The Comprehensive Sign Program allows for prospective tenant signs 
in the future but still within allowances of the Sign Code per this Sign Program.  

 
Standard 
 
E. The sign program shall accommodate future revisions that may be required 

because of changes in use or tenants. 
 

Facts in Support of Standard 
 
1. The Comprehensive Sign Program has been designed to be effective for the 

medical campus by providing signage opportunities for both buildings and their 
tenants.  
 

2. The Comprehensive Sign Program establishes allowed type, number, location, 
and area of signage with flexibility to accommodate any future tenants. 

 
3. It is not anticipated that future revisions to the Comprehensive Sign Program will 

be necessary to accommodate changes in tenants or uses. However, the 
Community Development Director may approve minor revisions to the 
Comprehensive Sign Program if the intent of the original approval is not affected. 

 
Standard 
 
F. The program shall comply with the standards of this Chapter [Chapter 20.42], 

except that deviations are allowed with regard to sign area, total number, 
location, and/or height of signs to the extent that the Comprehensive Sign 
Program will enhance the overall development and will more fully accomplish the 
purposes and intent of this Chapter [Chapter 20.42]. 
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Facts in Support of Standard 
 
1. The monument signs meet the size requirements of SP-7 BP. The wall signs 

utilize the maximum allowed increase by the Comprehensive Sign Program in 
sign area which is 30 percent of 40 square feet resulting in a maximum area of 
52 square feet. This increase in sign area is necessary to adequately identify the 
larger buildings and their tenants.  
 

2. The approval also enhances the overall development by integrating all of the 
project’s signs with the overall site and structure design into a unified 
architectural statement. The Comprehensive Sign Program establishes signage 
for the entire medical campus including identifying the campus and its individual 
tenants without an overabundance of signage that could impact the surrounding 
area. 

 
3. There is a reasonable need for the number of wall signs and monument signs at 

the subject site to provide adequate identification of the buildings and to direct 
vehicular traffic. 
 

4. The interior monument tenant signage is necessary to direct pedestrians within 
the campus once they have parked. 

 

5. The deviation from the number of wall signs will allow for signage placement that 
fits well with the architectural background on which it is proposed. 
 

Standard 
 
G. The approval of a Comprehensive Sign Program shall not authorize the use of 

signs prohibited by this Chapter [Chapter 20.42]. 
 

Facts in Support of Standard 
 
1. The Comprehensive Sign program does not authorize the use of prohibited signs 

as per Chapter 20.42 or SP-7 BP. 
 
Standard 
 
H. Review and approval of a Comprehensive Sign Program shall not consider the 

signs’ proposed message content. 
 
Facts in Support of Standard 
 
1.  The Comprehensive Sign Program contains no regulations affecting sign message 

content. 
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CONDITIONS 
 

All proposed signs shall be in substantial conformance with the approved plans, 
Comprehensive Sign Program Matrix Table, and provisions of Chapter 20.42 (Sign 
Standards) of the Newport Beach Municipal Code, unless otherwise indicated in the 
following conditions: 
 
1. Anything not specifically approved by this Comprehensive Sign Program is 

prohibited.  
 

2. A building permit shall be obtained prior to commencement of installation of the 
signs including review and approval the City Traffic Engineer. 

 
3. A copy of this letter shall be incorporated into the plan check sets of plans prior to 

issuance of building or sign permits. 
 
4. Signs shall be maintained in a clean and orderly condition. 

 
5. The sign area shall be measured by two (2) perpendicular sets of parallel lines 

that surround the proposed sign copy area. 
 

6. Signs that are permitted to be illuminated as provided in the sign matrix shall be 
regulated in accordance with the provisions of Section 20.42.070 of the Newport 
Beach Municipal Code. If, in the opinion of the Community Development Director, 
existing illumination creates an unacceptable negative impact on surrounding 
land uses or sensitive habitat areas, the Director may order the dimming of light 
sources or other remediation upon finding that the site is excessively illuminated. 

 
7. All work performed near or within the public right-of-way shall be reviewed and 

approved by the Public Works Department or Caltrans under an encroachment 
permit/agreement, if required. 

 
8. Any future revisions or changes to the signs approved by this Comprehensive 

Sign Program due to a change in the use or tenants of the building shall be 
reviewed and approved by the Planning Division, so long as the sign size, copy 
configuration, and number of signs authorized by this approval does not 
substantially change or increase. The mandatory reduction or elimination of signs 
shall be exercised as necessary. Revisions that would substantially deviate from 
the original approval shall require approval of a new/revised comprehensive sign 
program by the Zoning Administrator. 
 

9. The Zoning Administrator may add to or modify conditions of this approval, or 
revoke this approval upon a determination that any sign that is authorized by this 
approval has been altered beyond the parameters of the authorization and 
therefore beyond the justification. 
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10. This approval shall expire and become void unless exercised within twenty-four 
(24) months from the actual date of review authority approval, except where an 
extension of time is approved in compliance with the provisions of Title 20 
(Planning and Zoning), of the Newport Beach Municipal Code. 

 
11. 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 Newport Heights Medical Campus Comprehensive Sign Program including, 
but not limited to, Comprehensive Sign Program No. CS2016-012 (PA2016-148). 
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. 

 
APPEAL PERIOD:  An appeal or call for review may be filed with the Director of 
Community Development within fourteen (14) days following the date of the action. For 
additional information on filing an appeal, contact the Planning Division at 949 644-3200. 
 
On behalf of Patrick Alford, Zoning Administrator   
 
By:  
 

 
 
GBR/msw 

Attachments: ZA 1 Vicinity Map 
ZA 2 Sign Matrix Table 
ZA 3 Plans 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Attachment No. ZA 1 
Vicinity Map 
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VICINITY MAP 
 

 
Comprehensive Sign Program No. CS2016-012 

PA2016-148 
 

20350 and 20360 Birch Street 
 
 
 

Future Medical 

Campus 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment No. ZA 2 
Sign Matrix Table 



Sign Type Primary Frontage (Birch St.) Secondary Frontage 

Freestanding 
Sign 

Sign Type 1: 
Number: Two (2) 
Type: Monument with Exterior 
illumination. Address and name of 
campus only no tenant names.  
Size: Maximum height 6-feet. Maximum 
46-square feet. 
Location: Front planter along Birch 
Street designed to meet site distance 
requirements of the City Traffic 
Engineer. 

 

Wayfinding 
Directional 
Signs 

 Sign Type 2: 
Number: Ten (10) 
Type: Internal parking/directional signage.  
Size: Maximum height 5 feet tall. 
Location: Throughout site and around parking 
areas not visible from a Birch Street frontage. 
Not to encroach into parking spaces and must 
meet requirements of the City Traffic 
Engineer. 

Pedestrian 
Tenant 
Directory 
Sign 
 

 Sign Type 3: 
Number: Two (2)  
Type: Internal tenant directory sign. 
Size: Maximum 6 feet tall. 
Location: In front of each building and not 
visible from the Birch Street frontage. 

Wall Signs Sign Type 4: 
Number: Four (4) 
Type: Internally illuminated tenant wall 
signs 
Size: 36-inch maximum letter/logo 
height. 52-square-foot maximum area. 
Location: 2 per each building primary 
frontage on Birch Street. 

Sign Type 4A: 
Number: Total of Seven (6) – Three (3) on 
20360 Birch Street and Three (3) on 20350 
Birch Street 
Type: Non-illuminated tenant wall signs 
Size: 36-inch maximum letter/logo height. 52-
square-foot maximum area. 
Location: 1 maximum per each building wall 
façade except for primary frontage on Birch 
Street. 

Parking 
regulatory 
and ADA 

 Sign Type 5 through Sign Type 8: 
Number: As required by Code. 
Type: Various parking lot signs. 
Size: As required by Code. 

Building 
Mounted 
Address 
Signs 

Sign Type 9: 
Number: 1 for each building or as 
required by Code. 
Size: As required by Code. 

 

Entry 
Address 

Sign Type 10: 
Number: 1 for each building above entry. 
Size: 1 square foot. 

 

NOTES: A. Requirements for all sign types per Municipal Code Chapter 20.42, except as provided in this 
sign matrix. 

B. Pursuant to Section 20.42.120.F of the Municipal Code, the Community Development Director 
may approve minor revisions to the Sign Program if the intent of the original approval is not 
affected.  

NEWPORT HEIGHTS MEDICAL CAMPUS 
Comprehensive Sign Program Matrix CS2016-012 (PA2013-148) 
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Newport Heights Medical Campus
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Sign Type 1 - Monument Sign

SHEET 

1
1 1 . 2 8 . 2 0 1 6

SIGN TYPE 1 TYPICAL - ADDRESS MONUMENT
SCALE 1/2”=1’-0”

END VIEW
SCALE 1/2”=1’-0”

46 SQUARE FEET

NOTES: 
FABRICATED PAINTED ALUMINUM SIGN.
ADDRESS LETTERS TO BE BRUSHED STAINLESS STEEL.
PROJECT NAME TO BE FLAT CUT ALUMINUM PAINTED WHITE.

SIGN IS DOUBLE SIDED WITH OPTIONAL GROUND MOUNTED
ILLUMINATION AS NEEDED.

SIGN SUBJECT TO CITY REVIEW AND APPROVAL

NEWPORT
HEIGHTS
MEDICAL CAMPUS

NEWPORT
HEIGHTS
MEDICAL CAMPUS

6'-0"

7'-8"
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Sign Type 2 - Way�nding Sign

SHEET 

2
         

SIGN TYPE 2 TYPICAL - WAYFINDING  SIGN
SCALE 1/2”=1’-0”

END VIEW
SCALE 1/2”=1’-0”

17 SQUARE FEET

NOTES: 
FABRICATED PAINTED ALUMINUM SIGN.
DIRECTIONAL MESSAGE/ARROW TO BE SILVER VINYL.
PROJECT NAME TO BE FLAT CUT ALUMINUM PAINTED WHITE.

SIGN IS DOUBLE SIDED WITH OPTIONAL GROUND MOUNTED
ILLUMINATION AS NEEDED.

SIGN SUBJECT TO CITY REVIEW AND APPROVAL

6"

MEDICAL CAMPUS
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MEDICAL CAMPUS
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5'-0"

3'-4"
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Newport Heights Medical Campus
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Sign Type 3 - Building Address/Tenant ID Sign

SHEET 

3
         

SIGN TYPE 3 TYPICAL - TENANT DIRECTORY SIGN
SCALE 1/2”=1’-0”

END VIEW
SCALE 1/2”=1’-0”

28 SQUARE FEET

NOTES: 
FABRICATED PAINTED ALUMINUM SIGN.
TENANT GRAPHICS TO BE SILVER VINYL.
PROJECT NAME TO BE FLAT CUT ALUMINUM PAINTED WHITE.

SIGN IS SINGLE SIDED WITH OPTIONAL GROUND MOUNTED
ILLUMINATION AS NEEDED.

SIGN SUBJECT TO CITY REVIEW AND APPROVAL
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Newport Heights Medical Campus
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Sign Type 4 - Tenant On-Building Sign

SHEET 

4

TENANT NAMELOGO
SYMBOL

SIGN TYPE 4 TYPICAL - (ILLUMINATED) PRIMARY TENANT ON-BUILDING SIGN
SCALE NTS

52 SQUARE FEET MAX EACH

20350 BIRCH ST.

20360 BIRCH ST.

             

4.1 4.2 4A**

4.44.3 4.3*

*ALTERNATE LOCATION (CAN BE USED ONLY IF STANDARD LOCATION IS NOT USED)

36" MAX

TENANT NAMELOGO
SYMBOL

SIGN TYPE 4A TYPICAL - (NON-ILLUMINATED) SECONDARY TENANT ON-BUILDING SIGN
SCALE NTS

52 SQUARE FEET MAX EACH

36" MAX

NOTES: FABRICATED PAINTED ALUMINUM/ACRYLIC
INDIVIDUAL CHANNEL LETTERS AND/OR LOGO SYMBOL.

SIGNS SUBJECT TO CITY REVIEW AND APPROVAL

1 1 . 2 8 . 2 0 1 6

**TYPICAL LOCATION SHOWN.
SIGN CAN BE LOCATED ON
SIDES AND/OR BACK OF
BUILDING ONLY, NOT ON BLDG.
ELEVATION FACING STREET.
1 (ONE) MAXIMUM PER BUILDING
FAÇADE OR FACE.



Newport Heights Medical Campus
Newport Beach, CA

Code Signage Family

SHEET 

5

SIGN TYPE 6 - ACCESSIBLE PARKING
SCALE 1/2”=1’-0”

SIGN TYPE 6A - ACCESSIBLE DIRECTIONAL
SCALE 1/2”=1’-0”

(LOCATIONS AS NEEDED)

SIGN TYPE 7 - STOP SIGN - ELEVATION
SCALE 1/2”=1’-0”

VA N ACCESSIBLE
MINIMUM $250 FINE

1'-0"

6'-4"

SIGN TYPE 5 - PARKING REGULATORY
SCALE 1/2”=1’-0”

FIRE LANE
NO PARKING IN RED ZONE
UFC 10.207  CVC. 22658A. & 22500.1

PRIVATE PROPERTY UNAUTHORIZED OR 
IMPROPERLY PARKED VEHICLES WILL BE TOWED 
AWAY AT VEHICLE OWNER’S EXPENSE. CVC. 
SECTION NO. 22658A

UNAUTHORIZED VEHICLES PARKED IN 
DESIGNATED ACCESSIBLE SPACES NOT 
DISPLAYING DISTINGUISHING PLACARDS OR 
LICENSE PLATES ISSUED FOR PERSONS WITH 
DISABILITIES MAY BE TOWED AWAY AT VEHICLE 
OWNER’S EXPENSE. CVC. SECTION NO. 22652.         

TOWED VEHICLES MAY BE RECLAIMED BY 
TELEPHONING  000.000.0000 

2'-2"

5'-0"

2'-6"

7'-0"

STOP

SIGN TYPE 8 - MISC. INFO SIGN
SCALE 1/2”=1’-0”

(LOCATIONS AS NEEDED)

1'-2"

6'-4"

R
RESERVED
OR MISC.

INFO HERE

MEDICAL CAMPUS

NEWPORT
HEIGHTS

NOTES: FABRICATED PAINTED ALUMINUM
SIGNAGE WITH VINYL GRAPHICS.

1 1 . 2 8 . 2 0 1 6



Newport Heights Medical Campus
Newport Beach, CA

Sign Type 9 - Building Mounted Address

SHEET 

6

20350 BIRCH ST.

20360 BIRCH ST.

             

20360
20350

SIGN TYPE 9 - BUILDING MOUNTED ADDRESS
SCALE 1/2”=1’-0”

6 SQUARE FEET
SIGN SUBJECT TO CITY REVIEW AND APPROVAL

1'-6"

9.1

9.1

9.2

9.2

3'-6"

NOTES: NON-UILLUMINATED FLAT CUT OUT 
PAINTED ALUMINUM INDIVIDUAL NUMBERS.

1 1 . 2 8 . 2 0 1 6



20360
20350

SIGN TYPE 10 - ENTRY ADDRESS
SCALE 1”=1’-0”

1 SQUARE F00T
SIGN SUBJECT TO CITY REVIEW AND APPROVAL

10.1

10.2

NOTES: NON-UILLUMINATED FLAT CUT OUT 
PAINTED ALUMINUM INDIVIDUAL NUMBERS.

Newport Heights Medical Campus
Newport Beach, CA

Sign Type 10 - Entry Address Sign

SHEET 

7
1 1 . 2 8 . 2 0 1 6

TYPICAL EXTERIOR ELEVATION
SCALE 1/2”=1’-0”

8"

1'-7"

EQ

EQ



 COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 

100 Civic Center Drive, P.O. Box 1768, Newport Beach, CA 92658-8915 

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

www.newportbeachca.gov 

COMMUNITY DEVELOPMENT DIRECTOR 
ACTION LETTER 

 
Application No. Staff Approval No. SA2016-015 (PA2016-183) 
  
Applicant Courtney and Le Architects 
  
Site Address 21181 Newport Coast Drive 
  
Legal Description Parcel 1, Parcel Map 2000-160 
  

 
On December 2, 2016, the Community Development Director approved Staff Approval 
No. SA2016-015 to allow additional seating in an exterior patio area of an existing 
supermarket, and found the proposed changes to be minor, and in substantial 
conformance with previously approved Planning Application No. PA00-0071. This 
approval is based on the following findings and is subject to the following conditions. 
 
PROJECT SUMMARY 
 
The applicant is requesting a staff approval for a determination of substantial 
conformance with Planning Application No. PA00-0071, which permitted the 
construction of a shopping center in the Newport Ridge Planned Community. The 
proposal involves the increase of outdoor patio seating to a maximum of 61 seats, as 
well as glass screening that will separate the patio area from the parking lot. There is no 
proposal to reduce the number of parking spaces.             
 
ZONING DISTRICT/GENERAL PLAN  
 

 Zone: PC53 (Newport Ridge) 

 General Plan: CN (Neighborhood Commercial)  
 
BACKGROUND 
 
Planning Application No. PA00-0071 was conditionally approved September 12, 2000, by 
the Planning Commission of the County of Orange for the construction of a shopping 
center consisting of 102,959 square feet of retail commercial uses (standalone 55,232 
square-foot supermarket and three (3) retail/food service buildings totaling 47,727 square 
feet) and a 541 space parking lot (Attachment No. CD 3). The approval consisted of a site 
development permit for the principal development and proposed uses, a coastal 
development permit for the portion of the site lying in the Newport Coast Planned 
Community, and a use permit to allow the access way from Newport Coast Drive to be 45 
feet in length instead of 90 feet required by code (Attachment No. CD 4).   

http://www.newportbeachca.gov/


 

On September 27, 2000, a resident filed an appeal of the Planning Commission approval 
identifying concerns regarding the access way on Ridge Park Road, relocation of the 
market, hours of deliveries, and overflow of school parking. The Board of Supervisors of 
the County of Orange denied the appeal on December 5, 2000, and upheld the Planning 
Commission approval (Attachment No. CD 5).      
 
On March 13, 2001, the Current Planning Services Division (CPSD) of the County of 
Orange determined that changes to the approved shopping center plan (CP01-0014) were 
in substantial compliance with the original action by the Planning Commission. These 
changes included an additional 701 square feet of floor area (102,959 + 701 = 103,660 
square feet) and minor revisions to the parking layout. Although there were no changes to 
the 541 parking spaces proposed, the minimum parking requirement increased from 515 
to 519 spaces (103,660/200) (Attachment No. CD 6). 
 
On June 14, 2004, the CPSD of the County of Orange determined that changes to the 
sign program (CP04-0018) were in substantial compliance with the original action by the 
Planning Commission (Attachment No. CD 7). 
 
Subsequent to this determination, permit jurisdiction was transferred from the County of 
Orange to the City of Newport Beach. 
 
On October 3, 2014, the Community Development Director approved Staff Approval No. 
SA2014-020 to allow site improvements and upgrades to existing outdoor dining areas at 
an existing shopping center, and found the proposed changes to be minor, and in 
substantial conformance with the previously approved Planning Application No. PA00-
0071.           
 
PROPOSED CHANGES 
 
The proposed improvements to the shopping center occur exclusively within the existing 
outdoor seating area of the supermarket at 21181 Newport Coast Drive. The existing 
configuration of the outdoor seating area provides 12 seats and is not separated from the 
parking lot. The proposed configuration of the outdoor seating area consists of 61 seats 
and is demarcated with glass screening that will separate the area from vehicular traffic in 
the parking lot. The hours of operation for the outdoor seating area will be from 6:00 a.m. 
to 12:00 a.m., which is in unison with the hours of the supermarket.        
 
FINDINGS 
 
Pursuant to Section 20.54.070, the Community Development Director may authorize 
minor changes to an approved site plan, architecture, or the nature of the approved use, 
without a public hearing, and waive the requirement for a new permit application. This 
staff approval is based on the following findings and facts in support of the findings. 
 
 
 
 
 



 

Finding: 
 

A. Are consistent with all applicable provisions of this Zoning Code. 
 
Facts in Support of Finding: 
 
1. The Newport Coast Shopping Center is located within the Newport Ridge Planned 

Community (PC 53) Zoning District and the proposed improvements are consistent 
with all applicable standards of development.   

 
2. The additional seating proposed in the existing outdoor dining areas does not result 

in the provision of additional parking on site because no additional floor area results 
from the change. Seating is intended to support the ancillary prepared food 
services available within the supermarket. 
 

3. The proposed improvements are consistent with the findings and conditions 
approved by Planning Application No. PA00-0071.  

  
Finding: 

 
B. Do not involve a feature of the project that was a basis for or subject of findings 

or exemptions in a negative declaration or Environmental Impact Report for the 
project. 

 
Facts in Support of Finding: 
 
1. An Initial Study/Addendum was prepared for the original approval of the shopping 

center and reviewed along with previously certified Final Environmental Impact 
Report 517 (for the original approval of the Newport Ridge Planned Community) 
and Negative Declaration 96-0166 (for a residential development crossing 
boundary lines in the Newport Coast Planned Community). The resulting CEQA 
determination was that the shopping center would create no substantial change 
from the previous environmental analysis.       

 
2. The proposed improvements do not involve a feature that was a basis for or subject 

of findings of exemptions in FEIR 517 or Negative Declaration 96-0166.  
 

3. The proposed improvements do not conflict with the general plan designation or 
zoning, will not affect geological conditions, water quality, transportation, circulation, 
air quality, noise, recreation, biological and/or cultural resources, or public services.    

 
Finding: 

 
C. Do not involve a feature of the project that was specifically addressed or was the 

subject of a condition(s) of approval for the project or that was a specific 
consideration by the applicable review authority in the project approval. 

 
 



 

Facts in Support of Finding: 
 
1. The proposed improvements do not involve a feature that was specifically 

addressed in the staff report, meeting minutes, or subject to a condition of 
approval for Planning Application No. PA00-0071. 

Finding: 
 

D. Do not result in an expansion or change in operational characteristics of the use. 
 
Facts in Support of Finding: 
 
1. The additional seating in the outdoor patio area does not result in an expansion or 

change in operational characteristics of the shopping center.  
 
2. The proposed additional seats in the outdoor seating area were not established by 

the conditions of approval for the shopping center. The original approval permitted 
retail and food service uses and specified building floor area, which will not be 
affected.    
 

3. The proposed addition of outdoor seating is minor in nature and will not affect the 
availability of parking.  
 

4. Deliveries to the retail and food service uses will not be affected by the proposed 
improvements. Deliveries to the site will continue to be required to comply with 
Condition No. 40 of the original Planning Application approval.   

 
DETERMINATION 
 
This staff approval has been reviewed and a determination has been made that the 
proposed changes to the shopping center are minor, and in substantial conformance 
with the approved Planning Application No. PA00-0071.  
 
CONDITIONS OF APPROVAL 
 
All previous findings and conditions of approval of Planning Application No. PA00-0071 
shall remain in full force and effect as stated in Attachment Nos. CD 3 and CD 4, with 
the addition of the following conditions: 

 
1. The development authorized by this Staff Approval shall be in substantial 

conformance with the approved project plans and Planning Application No. 
PA00-0071. 

 
2. A building permit shall be obtained prior to commencement of construction. A 

copy of this approval letter shall be incorporated into both the Building Division 
and field sets of plans prior to issuance of the building permits. 
 

3. 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 Pavilions Outdoor Seating including, but not limited to, SA2016-015 (PA2016-
183). 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. 

 
 
APPEAL PERIOD 
 
An appeal or call for review 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. 
 
On behalf of Kimberly Brandt, AICP, Community Development Director 
 
By:  
 
 
 
_________________________ 
David Lee, Planning Technician 
 
 
JM/jvp  
 

Attachments: CD 1  Vicinity Map 
CD 2  Applicant’s Project Description  
CD 3  Planning Commission Minutes dated September 12, 2000 
CD 4  Conditions of Approval 
CD 5  Notice of Determination dated December 5, 2000  
CD 6  Determination of Substantial Compliance dated March 13, 2001 
CD 7  Determination of Substantial Compliance dated June 14, 2004 
CD 8  Staff Approval No. SA2014-020 dated October 3, 2014 
CD 9  Project Plans 
 



 

 
  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Attachment No. CD 1 
Vicinity Map 



Feet

Imagery: 2009-2013 photos provided by Eagle 
Imaging www.eagleaerial.com

Every reasonable effort has been made to assure the 
accuracy of the data provided, however, The City of 
Newport Beach and its employees and agents 
disclaim any and all responsibility from or relating to 
any results obtained in its use.

Disclaimer:

12/2/2016
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Attachment No. CD 2 
Applicant’s Project Description 





 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment No. CD 3 
Planning Commission Minutes dated September 12, 2000 



















 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment No. CD 4 
Conditions of Approval 





























 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment No. CD 5 
Notice of Determination dated December 5, 2000 





 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment No. CD 6 
Determination of Substantial Compliance dated March 13, 2001 





 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment No. CD 7 
Determination of Substantial Compliance dated June 14, 2004 





 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment No. CD 8 
Staff Approval No. SA2014-020 dated October 3, 2014 



 

COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 

100 Civic Center Drive, P.O. Box 1768, Newport Beach, CA 92658-8915 

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

www.newportbeachca.gov 

COMMUNITY DEVELOPMENT DIRECTOR 
ACTION LETTER 

 
Application No. Staff Approval No. SA2014-020 (PA2014-145) 
  
Applicant Irvine Company 
  
Site Address 21133 and 21155 Newport Coast Drive 
  
Legal Description Parcel 2, Parcel Map 2000-160 
  

 
On October 3, 2014, the Community Development Director approved Staff Approval No. 
SA2014-020 to allow site improvements and upgrades to existing outdoor dining areas at 
an existing shopping center, and found the proposed changes to be minor, and in 
substantial conformance with previously approved Planning Application No. PA00-0071. 
This approval is based on the following findings and is subject to the following conditions. 
 
PROJECT SUMMARY 
 
A staff approval for a determination of substantial conformance with Planning 
Application No. PA00-0071 which permitted the construction of a shopping center in the 
Newport Ridge Planned Community. The proposal involves the conversion of an 
existing service area to nonexclusive outdoor public space, a new trash enclosure, 
enlarged outdoor patio area for exclusive use by two (2) tenant spaces, hardscape and 
landscape improvements, and a net reduction of two (2) parking spaces.            
 
ZONING DISTRICT/GENERAL PLAN  
 

 Zone: PC53 (Newport Ridge) 

 General Plan: CN (Neighborhood Commercial)  
 
BACKGROUND 
 
Planning Application No. PA00-0071 was conditionally approved September 12, 2000, by 
the Planning Commission of the County of Orange for the construction of a shopping 
center consisting of 102,959 square feet of retail commercial uses (standalone 55,232 
square-foot supermarket and three (3) retail/food service buildings totaling 47,727 square 
feet) and a 541 space parking lot (Attachment No. CD 3). The approval consisted of a site 
development permit for the principal development and proposed uses, a coastal 
development permit for the portion of the site lying in the Newport Coast Planned 
Community, and a use permit to allow the access way from Newport Coast Drive to be 45 
feet in length instead of 90 feet required by code (Attachment No. CD 4).   

http://www.newportbeachca.gov/


 

On September 27, 2000, a resident filed an appeal of the Planning Commission approval 
identifying concerns regarding the access way on Ridge Park Road, relocation of the 
market, hours of deliveries, and overflow of school parking. The Board of Supervisors of 
the County of Orange denied the appeal on December 5, 2000, and upheld the Planning 
Commission approval (Attachment No. CD 5).      
 
On March 13, 2001, the Current Planning Services Division (CPSD) of the County of 
Orange determined that changes to the approved shopping center plan (CP01-0014) were 
in substantial compliance with the original action by the Planning Commission. These 
changes included an additional 701 square feet of floor area (102,959 + 701 = 103,660 
square feet) and minor revisions to the parking layout. Although there were no changes to 
the 541 parking spaces proposed, the minimum parking requirement increased from 515 
to 519 spaces (103,660/200) (Attachment No. CD 6). 
 
On June 14, 2004, the CPSD of the County of Orange determined that changes to the 
sign program (CP04-0018) were in substantial compliance with the original action by the 
Planning Commission (Attachment No. CD 7).           
 
PROPOSED CHANGES 
 
The proposed improvements to the shopping center generally occur in the two (2) outdoor 
courtyards separating the three (3) retail/food service buildings. The proposal includes 
converting the existing service area (between 21155 and 21157 Newport Coast Drive) 
to outdoor public space for nonexclusive use with new hardscape and landscaping. The 
existing trash enclosures are proposed to be relocated and rebuilt in the parking lot. A 
total of four (4) spaces will be removed to accommodate the new trash enclosure with 
two (2) new spaces provided adjacent to the remodeled outdoor space, resulting in a 
net loss of two (2) spaces. To the east (between 21123 and 21133 Newport Coast 
Drive), the proposal involves new hardscape, landscaping, the addition of an outdoor 
fireplace, and a trellis above the existing fountain. In addition, two (2) existing outdoor 
dining areas are proposed to be expanded and upgraded with steel and glass 
windscreens.      
 
FINDINGS 
 
Pursuant to Section 20.54.070, the Community Development Director may authorize 
minor changes to an approved site plan, architecture, or the nature of the approved use, 
without a public hearing, and waive the requirement for a new permit application. This 
staff approval is based on the following findings and facts in support of the findings. 
 
Finding: 

 
A. Are consistent with all applicable provisions of this Zoning Code. 

 
  



 

Facts in Support of Finding: 
 
1. The Newport Coast Shopping Center is located within the Newport Ridge Planned 

Community (PC 53) Zoning District and the proposed improvements are consistent 
with all applicable standards of development.   

 
2. The net loss of two (2) parking spaces will result in a total of 537 parking spaces on 

site which exceeds the 519 spaces required for the shopping center.       
 

3. Expansion of existing outdoor dining areas does not result in the provision of 
additional parking on site because no additional floor area results from the change.  
 

4. The proposed improvements are consistent with the findings and conditions 
approved by Planning Application No. PA00-0071.  

  
Finding: 

 
B. Do not involve a feature of the project that was a basis for or subject of findings 

or exemptions in a negative declaration or Environmental Impact Report for the 
project. 

 
Facts in Support of Finding: 
 
1. An Initial Study/Addendum was prepared for the original approval of the shopping 

center and reviewed along with previously certified Final Environmental Impact 
Report 517 (for the original approval of the Newport Ridge Planned Community) 
and Negative Declaration 96-0166 (for a residential development crossing 
boundary lines in the Newport Coast Planned Community). The resulting CEQA 
determination was that the shopping center would create no substantial change 
from the previous environmental analysis.       

 
2. The proposed improvements do not involve a feature that was a basis for or subject 

of findings of exemptions in FEIR 517 or Negative Declaration 96-0166.  
 

3. The proposed improvements do not conflict with the general plan designation or 
zoning, will not affect geological conditions, water quality, transportation, circulation, 
air quality, noise, recreation, biological and/or cultural resources, or public services.    

 
Finding: 

 
C. Do not involve a feature of the project that was specifically addressed or was the 

subject of a condition(s) of approval for the project or that was a specific 
consideration by the applicable review authority in the project approval. 

 
 
 
 
 



 

Facts in Support of Finding: 
 
1. The proposed improvements do not involve a feature that was specifically 

addressed in the staff report, meeting minutes, or subject to a condition of 
approval for Planning Application No. PA00-0071. 

 
Finding: 

 
D. Do not result in an expansion or change in operational characteristics of the use. 
 
Facts in Support of Finding: 
 
1. The conversion of an existing service area to outdoor space, the relocation of the 

trash enclosures, and upgrades to the hardscape and landscaping does not result 
in an expansion or change in operational characteristics of the shopping center.  

 
2. The size of outdoor dining areas proposed to be upgraded and expanded was not 

established by the conditions of approval for the shopping center. The original 
approval permitted retail and food service uses and specified building floor area, 
which will not be affected.    
 

3. The proposed expansion of outdoor dining area is minor in nature and will not affect 
the availability of parking.  
 

4. Deliveries to the retail and food service uses will not be affected by the proposed 
improvements. Deliveries to the site will continue to be required to comply with 
Condition No. 40 of the original Planning Application approval.   

 
DETERMINATION 
 
This staff approval has been reviewed and a determination has been made that the 
proposed changes to the shopping center are minor, and in substantial conformance 
with the approved Planning Application No. PA00-0071.  
 
CONDITIONS OF APPROVAL 
 
All previous findings and conditions of approval of Planning Application No. PA00-0071 
shall remain in full force and effect as stated in Attachment Nos. CD 3 and CD 4, with 
the addition of the following conditions: 

 
1. The development authorized by this Staff Approval shall be in substantial 

conformance with the approved project plans and Planning Application No. 
PA00-0071. 

 
2. A building permit shall be obtained prior to commencement of construction. A 

copy of this approval letter shall be incorporated into both the Building Division 
and field sets of plans prior to issuance of the building permits. 
 



 

3. 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 Newport Coast Shopping Center including, but not limited to, SA2014-020 
(PA2014-145). 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. 

 
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. 
 
On behalf of Kimberly Brandt, AICP, Community Development Director 
 
By:  
 

 
 
JM/jvp  
 

Attachments: CD 1  Vicinity Map 
CD 2  Applicant’s Project Description  
CD 3  Planning Commission Minutes dated September 12, 2000 
CD 4  Conditions of Approval 
CD 5  Notice of Determination dated December 5, 2000  
CD 6  Determination of Substantial Compliance dated March 13, 2001 
CD 7  Determination of Substantial Compliance dated June 14, 2004 
CD 8  Project Plans 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment No. CD 9 
Project Plans 
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