CITY OF NEWPORT BEACH
COMMUNITY DEVELOPMENT DEPARTMENT
PLANNING DIVISION ACTION REPORT

TO: CITY COUNCIL, CITY MANAGER AND PLANNING COMMISSION
FROM: Seimone Jurjis, Community Development Director
SUBJECT: Report of actions taken by the Zoning Administrator and/or Planning Division staff for the
week ending April 16, 2021.
ZONING ADMINISTRATOR ACTIONS
APRIL 15, 2021
Item 1: 703 Jasmine LLC Condominiums Tentative Parcel Map No. NP2021-001 (PA2021-023)
Site Address: 703 and 703 V2 Jasmine Avenue
Action: Approved by Resolution No. ZA2021-018 Council District 6
Item 2: Fanticola Residence Coastal Development Permit No. CD2020-155 (PA2020-360)
Site Address: 80 Linda Isle
Action: Approved by Resolution No. ZA2021-019 Council District 5
Item 3: Cook Residence Coastal Development Permit No. CD2021-007 (PA2021-028)
Site Address: 1410 West Ocean Front
Action: Approved by Resolution No. ZA2021-020 Council District 1
Item 4: Chipotle Mexican Grill Lot Merger No. LM2021-002 and Staff Approval No. SA2021-001
(PA2021-009)
Site Address: 3040 and 3050 East Coast Highway
Action: Continued to May 13, 2021 Zoning Administrator Meeting Council District 6
COMMUNITY DEVELOPMENT DIRECTOR
OR PLANNING DIVISION STAFF ACTIONS
(Non-Hearing ltems)
Item 1: Balboa Grill Staff Approval No. SA2020-006 (PA2020-328)

Site Address: 320 Marine Avenue, Units A and B (1st Floor)

Action: Approved Council District 5



Staff Action Report for the week ending April 16, 2021

Page 2 of 2
Item 2: Port Plaza Comprehensive Sign Program No. CS2021-001 (PA2021-030)
Site Address: 2865 E Coast Highway
Action: Approved Council District 6

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.
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RESOLUTION NO. ZA2021-018

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE
CITY OF NEWPORT BEACH, CALIFORNIA, APPROVING
TENTATIVE PARCEL MAP NO. NP2021-001 FOR TWO (2)-UNIT
CONDOMINIUM PURPOSES LOCATED AT 703 AND 703 Y
JASMINE AVENUE (PA2021-023)

THE ZONING ADMINISTRATOR OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS
FOLLOWS:

SECTION 1. STATEMENT OF FACTS.

1.

An application was filed by 703 Jasmine LLC (Applicant), with respect to property located
at 703 and 703 %2 Jasmine Avenue, and legally described as Lot 3, Block 736 Corona del
Mar Tract, requesting approval of a tentative parcel map for condominium purposes.

The applicant requests a tentative parcel map for two (2)-unit condominium purposes. A
duplex has been demolished and a new duplex is currently under construction. No waivers
of Newport Beach Municipal Code (NBMC) Title 19 (Subdivisions) are proposed. The
tentative parcel map would allow each unit to be sold individually.

The subject property is located within the Two-Unit Residential (R-2) Zoning District and
the General Plan Land Use Element category is Two Unit Residential (RT).

The subject property is not located within the coastal zone; therefore, a coastal
development permit is not required.

A public hearing was held online on April 15, 2021, observing restrictions due to the
Declaration of a State Emergency and Proclamation of Local Emergency related to
COVID-19. A notice of time, place and purpose of the hearing was given in accordance
with the Newport Beach Municipal Code (NBMC). Evidence, both written and oral, was
presented to, and considered by, the Zoning Administrator at this hearing.

SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION.

1. This project is exempt from the California Environmental Quality Act (CEQA) pursuant to

Section 15315 under Class 15 (Minor Land Divisions) of the CEQA Guidelines, California
Code of Regulations, Title 14, Division 6, Chapter 3, because it has no potential to have a
significant effect on the environment.

. The Class 15 exemption allows the division of property in urbanized areas zoned for
residential, commercial, or industrial use into four (4) or fewer parcels when the division is
in conformance with the General Plan and Zoning, no variances or exceptions are required,
all services and access to the proposed parcels are available, the parcel was not involved
in a division of a larger parcel within the previous two (2) years, and the parcel does not
have an average slope greater than 20 percent. The Tentative Parcel Map is for
condominium purposes and is consistent with all requirements of the Class 15 exemption.
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SECTION 3. REQUIRED FINDINGS.

The Zoning Administrator determined in this case that the Tentative Parcel Map is consistent
with the legislative intent of NBMC Title 20 (Planning and Zoning) and is approved based on
the following findings per NBMC Section 19.12.070 (Required Findings for Action on Tentative
Maps):

Finding:

A. That the proposed map and the design or improvements of the subdivision are consistent
with the General Plan and any applicable specific plan, and with applicable provisions of
the Subdivision Map Act and this Subdivision Code.

Facts in Support of Finding:

1. The Tentative Parcel Map is for two (2)-unit residential condominium purposes. A
duplex has been demolished and a new duplex is currently under construction. The
proposed subdivision and improvements are consistent with the density of the R-2
Zoning District and the RT General Plan Land Use Designation.

2. The subject property is not located within a specific plan area.

3. The project has been conditioned to require public improvements, including the

reconstruction of sidewalks, curbs, and gutters along the Jasmine Avenue frontage
and any damaged concrete alley panels consistent with NBMC Title 19.

Finding:
B. That the site is physically suitable for the type and density of development.

Facts in Support of Finding:

1. The lot is physically suitable for two (2)-unit residential development because it is
regular in shape. An existing duplex has been demolished and a new duplex is
currently under construction.

2. The subject property is accessible from the alley and is adequately served by all
existing utilities.

Finding:

C. That the design of the subdivision or the proposed improvements are not likely to cause
substantial environmental damage nor substantially and avoidably injure fish or wildlife or
their habitat. However, notwithstanding the foregoing, the decision making body may
nevertheless approve such a subdivision if an environmental impact report was prepared
for the project and a finding was made pursuant to Section 21081 of the California

01-25-19
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Environmental Quality Act that specific economic, social, or other considerations make
infeasible the mitigation measures or project alternatives identified in the environmental
impact report.

Facts in Support of Finding:

1.

2.

Finding:

A duplex has been demolished and a new duplex is currently under construction.

The property is located in an urbanized area that does not contain any sensitive
vegetation or habitat.

The project is categorically exempt under Section 15315 (Article 19 of Chapter 3) of
the CEQA Guidelines — Class 15 (Minor Land Alterations).

D. That the design of the subdivision or the type of improvements is not likely to cause serious
public health problems.

Fact in Support of Finding:

1.

Finding:

The Tentative Parcel Map is for residential condominium purposes. All improvements
associated with the project will comply with all Building, Public Works, and Fire
Codes, which are in place to prevent serious public health problems. Public
improvements will be required of the developer per NBMC Section 19.28.010
(General Improvement Requirements) and Section 66411 (Local Agencies to
Regulate and Control Design of Subdivisions) of the Subdivision Map Act. All
ordinances of the City and all Conditions of Approval will be complied with.

E. That the design of the subdivision or the type of improvements will not conflict with
easements, acquired by the public at large, for access through or use of property within the
proposed subdivision. In this connection, the decision making body may approve a map if
it finds that alternate easements, for access or for use, will be provided and that these
easements will be substantially equivalent to ones previously acquired by the public. This
finding shall apply only to easements of record or to easements established by judgment of
a court of competent jurisdiction and no authority is hereby granted to the City Council to
determine that the public at large has acquired easements for access through or use of
property within a subdivision.

01-25-19
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Facts in Support of Finding:

1.

Finding:

The design of the development will not conflict with easements acquired by the public
at large, for access through, or use of property within the proposed development,
because there are no public access easements located on the property.

An existing 4-foot wide easement for sewer purposes currently exists on the lot. The
project has been conditioned to increase the easement to 10 feet wide. The
easement will be centered on the existing sewer main running through the property.

F. That, subject to the detailed provisions of Section 66474.4 of the Subdivision Map Act, if
the land is subject to a contract entered into pursuant to the California Land Conservation
Act of 1965 (Williamson Act), the resulting parcels following a subdivision of the land would
not be too small to sustain their agricultural use or the subdivision will result in residential
development incidental to the commercial agricultural use of the land.

Facts in Support of Finding:

1.

Finding:

The property is not subject to the Williamson Act because the subject property is not
designated as an agricultural preserve and is less than 100 acres in area.

The property was previously developed with a residential use and is located in a
Zoning District that permits residential uses.

G. That, in the case of a “land project” as defined in Section 11000.5 of the California Business
and Professions Code: (1) there is an adopted specific plan for the area to be included
within the land project; and (2) the decision making body finds that the proposed land project
is consistent with the specific plan for the area.

Facts in Support of Finding:

1.

01-25-19

California Business and Professions Code Section 11000.5 has been repealed by
the Legislature. However, this project site is not considered a “land project” as
previously defined in Section 11000.5 of the California Business and Professions
Code because the project site does not contain 50 or more parcels of land.

The project is not located within a specific plan area.
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Finding:

H. That solar access and passive heating and cooling design requirements have been satisfied
in accordance with Sections 66473.1 and 66475.3 of the Subdivision Map Act.

Fact in Support of Finding:

1. The Tentative Parcel Map and any future improvements are subject to Title 24 of the
California Code of Regulations (the California Building Code) that requires new
construction to meet minimum heating and cooling efficiency standards depending
on location and climate. The Newport Beach Building Division enforces Title 24
compliance through the plan check and inspection process.

Finding:

|. That the subdivision is consistent with Section 66412.3 of the Subdivision Map Act and
Section 65584 of the California Government Code regarding the City’s share of the regional
housing need and that it balances the housing needs of the region against the public service
needs of the City’s residents and available fiscal and environmental resources.

Fact in Support of Finding:

1. The two (2)-unit dwelling that is under construction is consistent with the intended
uses of the R-2 Zoning District, which allows two (2) residential units on the property.
Therefore, the Tentative Parcel Map for condominium purposes will not affect the
City in meeting its regional housing need.

Finding:

J. That the discharge of waste from the proposed subdivision into the existing sewer system
will not result in a violation of existing requirements prescribed by the Regional Water
Quality Control Board.

Fact in Support of Finding:

1. The new two (2)-unit dwelling is designed so that wastewater discharge into the
existing sewer system complies with the Regional Water Quality Control Board
(RWQCB) requirements.

Finding:

K. For subdivisions lying partly or wholly within the Coastal Zone, that the subdivision conforms
with the certified Local Coastal Program and, where applicable, with public access and
recreation policies of Chapter Three of the Coastal Act.

01-25-19
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Fact in Support of Finding:

1.

The subject property is not within the Coastal Zone.

SECTION 4. DECISION.

NOW, THEREFORE, BE IT RESOLVED:

1.

The Zoning Administrator of the City of Newport Beach hereby finds this project is
categorically exempt from the California Environmental Quality Act pursuant to Section
15315 under Class 15 (Minor Land Divisions) of the CEQA Guidelines, California Code
of Regulations, Title 14, Division 6, Chapter 3, because it has no potential to have a
significant effect on the environment.

The Zoning Administrator of the City of Newport Beach hereby approves Tentative Parcel
Map No. NP2021-001, subject to the conditions set forth in Exhibit “A,” which is attached
here to and incorporated by reference.

This action shall become final and effective 10 days after the adoption of this Resolution
unless within such time an appeal or call for review is filed with the Director of
Community Development in accordance with the provisions of NBMC Title 19
Subdivisions.

PASSED, APPROVED, AND ADOPTED THIS 15t DAY OF APRIL, 2021.

Jaime Murillo
Zoning Administrator

01-25-19
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EXHIBIT “A”

CONDITIONS OF APPROVAL

Planning Division

1.

The project is subject to all applicable City ordinances, policies, and standards, unless
specifically waived or modified by the conditions of approval.

Prior to the recordation of the Parcel Map, the existing duplex shall be demolished.
Subsequent to the recordation of the Parcel Map, the applicant shall apply for a building

permit for a description change of the subject project development from “duplex” to
“‘condominium.” The development will not be condominiums until this permit is final.

The building permit for the new construction shall not be final until after recordation of the
parcel map.

This approval shall expire and become void unless exercised within 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 19 (Subdivisions) of the Newport Beach Municipal
Code.

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 703 Jasmine LLC Condominiums including, but not limited to, Tentative
Parcel Map No. NP2021-001 (PA2021-023). 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.

Public Works Department

7.

01-25-19

A parcel map shall be recorded. The Map shall be prepared on the California coordinate
system (NAD83). Prior to recordation of the Map, the surveyor/engineer preparing the
Map shall submit to the County Surveyor and the City of Newport Beach a digital-graphic
file of said map in a manner described in Sections 7-9-330 and 7-9-337 of the Orange
County Subdivision Code and Orange County Subdivision Manual, Subarticle 18. The
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

Map to be submitted to the City of Newport Beach shall comply with the City’s
CADD Standards. Scanned images will not be accepted.

Prior to recordation of the parcel map, the surveyor/engineer preparing the map shall tie
the boundary of the map into the Horizontal Control System established by the County
Surveyor in a manner described in Sections 7-9-330 and 7-9-337 of the Orange County
Subdivision Code and Orange County Subdivision Manual, Subarticle 18. Monuments
(1-inch iron pipe with tag) shall be set On Each Lot Corner unless otherwise approved
by the Subdivision Engineer. Monuments shall be protected in place if installed prior to
completion of construction project.

All improvements shall be constructed as required by Ordinance and the Public Works
Department.

The curb, gutter and sidewalk along the Jasmine Avenue frontage and all damaged alley
panels along the alley frontage, shall be reconstructed per City Standard.

The existing street tree along the Jasmine Avenue frontage shall be protected in place.
Each unit shall be served by its individual water meter and sewer lateral and cleanout.
Each water meter and sewer cleanout shall be installed with a traffic-grade box and

cover.

A 10-foot wide easement for sewer purposes shall be dedicated to the City of Newport
Beach. The easement shall be centered on the existing sewer main running through the

property.
All existing overhead utilities shall be undergrounded.
No above ground improvements are permitted within the 5-foot rear alley setback area.

New sod or low groundcovers of the type approved by the City shall be installed
throughout the Jasmine Avenue parkway fronting the development site.

An encroachment permit is required for all work activities within the public right-of-way.

Any non-standard encroachments within the Jasmine Avenue public right-of-way shall
be removed.

In case of damage done to public improvements surrounding the development site by
the private construction, additional reconstruction within the public right-of-way could be
required at the discretion of the Public Works Inspector.

Building Division

20.

01-25-19

Independent utility services shall be provided for each unit.
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21. Independent fire risers shall be required for each unit.

22.  Construction shall comply with the California Code of Regulations.

01-25-19



RESOLUTION NO. ZA2021-019

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE
CITY OF NEWPORT BEACH, CALIFORNIA, APPROVING
COASTAL DEVELOPMENT PERMIT NO. CD2020-155 TO
DEMOLISH AN EXISTING SINGLE-FAMILY RESIDENCE AND
CONSTRUCT A NEW TWO (2)-STORY SINGLE-FAMILY
RESIDENCE AND ATTACHED THREE (3)-CAR GARAGE
LOCATED AT 80 LINDA ISLE (PA2020-360)

THE ZONING ADMINISTRATOR OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS
FOLLOWS:

SECTION 1. STATEMENT OF FACTS.

1.

An application was filed by Walz Architecture (Applicant), with respect to property located
at 80 Linda Isle and legally described as Lot 80 of Tract 4003, requesting approval of a
coastal development permit (CDP).

The Applicant proposes to demolish an existing single-family residence and the
construction of a new 5,199 square-foot, two-story, single-family residence with an
attached 629-square-foot, three-car garage. The project also includes the installation of
landscaping, hardscaping, drainage, site walls, a reinforced bulkhead cap for protection
against coastal hazards, and the replacement of a cantilevered deck. The design complies
with all applicable development standards and no deviations are requested. All
improvements authorized by this CDP will be located on private property. The design
complies with all applicable development standards and no deviations are requested.

The subject property is designated RS-D (Single Unit Residential Detached) by the
General Plan Land Use Element and is located within the R-1 (Single-Unit Residential)
Zoning District.

The subject property is located within the coastal zone. The Coastal Land Use Plan
category is RSD-B (Single Unit Residential Detached — 6.0 — 9.9 DU/AC) and it is located
within the R-1 (Single-Unit Residential) Coastal Zone District.

A public hearing was held online on April 15, 2021, observing restrictions due to the
Declaration of a State Emergency and Proclamation of Local Emergency related to
COVID-19. A notice of time, place and purpose of the hearing was given in accordance
with the Newport Beach Municipal Code (NBMC). Evidence, both written and oral, was
presented to, and considered by, the Zoning Administrator at this hearing.

SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION.

1.

05-14-19

This project is categorically exempt pursuant to Title 14 of the California Code of
Regulations Section 15303, Article 19 of Chapter 3, Guidelines for Implementation of the
California Environmental Quality Act (CEQA) under Class 3 (New Construction or
Conversion of Small Structures), California Code of Regulations, Title 14, Division 6,
Chapter 3, because it has no potential to have a significant effect on the environment.
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SECTI

Class 3 exempts the demolition of up to three (3) single-family residences and additions
of up to 10,000 square feet to existing structures. The proposed project consists of the
demolition of one (1) single-family residence and the construction of a new two (2)-story,
5,199-square-foot residence with attached 629-square-foot, three (3)-car garage.

The exceptions to this categorical exemption under Section 15300.2 are not applicable.
The project location does not impact an environmental resource of hazardous or critical
concern, does not result in cumulative impacts, does not have a significant effect on the
environment due to unusual circumstances, does not damage scenic resources within
a state scenic highway, is not a hazardous waste site, and is not identified as a historical
resource.

ON 3. REQUIRED FINDINGS.

In accordance with Section 21.52.015 (Coastal Development Permits, Findings and Decision)
of the NBMC, the following findings and facts in support of such findings are set forth:

Finding:

A.

Facts i

Conforms to all applicable sections of the certified Local Coastal Program.

n Support of Finding:

02-03-2020

The proposed development complies with applicable residential development standards
including, but not limited to, floor area limitation, setbacks, height, and parking.

a. The maximum floor area limitation is 6,586 square feet and the proposed floor area
is 5,828 square feet.

b. The proposed development provides the minimum required setbacks, which are 10
feet along the property line abutting the Newport Bay, 4 feet along each side
property line and 25 feet along the property line abutting the Linda Isle private drive.

c. The highest flat roof elevation is less than 24 feet from the established grade (9.55
feet based on the North American Vertical Datum [NAVDA88]), which complies with
the maximum height requirements.

d. The project includes garage parking for a total of three (3) vehicles, complying with
the minimum three (3)-car garage parking requirement for single-family residences
with more than 4,000 square feet of habitable floor area.

e. A cantilevered deck will be reviewed separately through an Approval In Concept
(AIC) and the design shall conform with Subsection 21.30C.050 of the NBMC, as
well as all other applicable code requirements. Once an AIC is granted, this
component will be reviewed by the California Coastal Commission.
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2. The neighborhood is predominantly developed with two (2)-story single-family
residences. The proposed design, bulk, and scale of the development is consistent with
the existing neighborhood pattern of development consistent with applicable
development standards.

3. The development fronts the Newport Bay and is protected by a bulkhead. A bulkhead
conditions report was originally prepared by PMA Consulting, Inc. on December 8,
2020. The report concluded that while the bulkhead is in good condition with minor,
repairable cracks, it should be reinforced through the installation of new tiebacks and
new deadmen. The installation of the tiebacks and deadmen will occur after the
demolition of the existing home is complete and prior to the construction of the new
home. Once the bulkhead is reinforced in accordance with the enclosed drawings, no
repair or replacement of the bulkhead is anticipated within the next 75 years.

4, A Coastal Hazards Report and Sea Level Rise Analysis was prepared for the project by
PMA Consulting, Inc. on December 8, 2020. The current maximum bay water elevation
is 7.7 feet NAVD88 and may exceed the existing bulkhead during high tide or storm
events. The report analyzes future sea level rise scenarios assuming a 2.95-foot
increase in the maximum water level over the next 75 years (i.e. the life of the structure).
The sea level is estimated to reach approximately 10.65 feet NAVD88 (the likely range
for sea level rise over 75-year design life of the structure based on low risk aversion
estimates for sea level rise provided by the State of California, Sea Level Rise Guidance:
2018 Update). Once the existing bulkhead is reinforced and capped per the report’s
recommendations, flooding, wave runup, and erosion will not significantly impact this
property over the proposed 75-year economic life of the development.

5. The project has been conditioned to raise the bulkhead to a minimum elevation of 10.9
feet NAVD88, with a design for adaptability elevation of 14.4 feet NAVDS8S8, in
compliance with the City of Newport Beach Waterfront Project Design Guidelines and
Standards, Harbor Design Criteria Commercial & Residential Facilities.

6. The finish floor elevation of the proposed single-family residence is at a minimum
elevation of 10.53 feet (NAVD88), which complies with the minimum 9.00-foot (NAVD88)
elevation standard.

7. Pursuant to NBMC Section 21.30.030(C)(3)(i)(iv) (Natural Landform and Shoreline
Protection), the property owner will be required to enter into an agreement with the City
waiving any potential right to protection to address situations in the future in which the
development is threatened with damage or destruction by coastal hazards (e.g., waves,
erosion, and sea level rise). The property owner will also be required to acknowledge any
hazards present at the site and unconditionally waive any claim to damage or liability
against the decision authority, consistent with NBMC Section 21.30.015(D)(3)(c) (General
Site Planning and Development Standards). Both requirements are included as
conditions of approval that will need to be satisfied prior to the issuance of building permits
for construction.

8. The property is located in an area known for the potential of seismic activity and
liquefaction. All projects are required to comply with the California Building Code (CBC)

02-03-2020
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10.

11.

12.

and Building Division standards and policies. Geotechnical investigations specifically
addressing liquefaction are required to be reviewed and approved prior to the issuance of
building permits. Permit issuance is also contingent on the inclusion of design mitigation
identified in the investigations. Construction plans are reviewed for compliance with
approved investigations and CBC prior to building permit issuance.

As the property is adjacent to coastal waters, a Construction Pollution Prevention Plan
(CPPP) was provided to implement temporary Best Management Practices (BMPs) during
construction to minimize erosion and sedimentation and to minimize pollution of runoff and
coastal waters derived by construction chemicals and materials. The project design also
addresses water quality through the inclusion of a post-construction drainage system that
includes drainage and percolation features designed to retain dry weather and minor rain
event runoff on-site. Any water not retained on-site is directed to the City’s storm drain
system.

Pursuant to NBMC Section 21.35.050, due to the proximity of the development to the
shoreline and the development containing more than 75 percent of impervious surface
area, a Water Quality and Hydrology Plan (WQHP) is required. A preliminary WQHP was
prepared for the project by Toal Engineering, Inc. dated December 13, 2020. The WQHP
includes a polluted runoff and hydrologic site characterization, a sizing standard for BMPs,
use of an LID approach to retain the design storm runoff volume on site, and
documentation of the expected effectiveness of the proposed BMPs.

Proposed landscaping complies with NBMC Section 21.30.075. A condition of approval
is included that requires drought-tolerant species. Prior to issuance of building permits,
the final landscape plans will be reviewed to verify invasive species are not planted.

The closest designated Public Viewpoint is located approximately 1,300 feet to the east
of the property near the intersection of Bayside Drive and Harbor Island Drive. The
proposed residence is also located to the south of Coast Highway and to the west of
Bayside Drive, which are both Coastal View Roads, as designated in the Coastal Land
Use Plan. The project is also within the viewshed of a designated Public View Point at
Castaways Park, approximately 1,400 feet to the northwest of the project site. Due to
the distance of the proposed development from the public viewpoints and the project’s
compliance with height and setback development standards, the project will not be
overly visible from the aforementioned locations and will not result in impacts to coastal
views or the degradation of coastal views. As a bayfront property, the west elevation of
the new development will be visible from the water. The design complies with all required
setbacks which minimizes the appearance of building bulk and the design uses
architectural treatments which will enhance views from the water.

Finding:

B.

02-03-2020

Conforms with the public access and public recreation policies of Chapter 3 of the
Coastal Act if the project is located between the nearest public road and the sea or
shoreline of any body of water located within the coastal zone.
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Facts i

n Support of Finding:

1.

SECTI
NOW,

1.

Linda Isle is a private, 107-lot, single-family residence community created in 1933 and
developed in the 1960s. The community predates the California Coastal Act and does not
provide public access to the bay or shore. A gated bridge connects the island to the
mainland at Bayside Drive. While Bayside Drive is the first public road paralleling the sea
and the project site is located between Bayside Drive and the Harbor, the project will not
affect the public’s ability to gain access to, use, and/or view the coast and nearby
recreational facilities.

Implementation Plan Section 21.30A.040 requires that the provision of public access bear
a reasonable relationship between the requirement and the project's impact and be
proportional to the impact. In this case, the project replaces an existing single-family
residence located on standard R-1 lot with a new single-family residence. The project does
not involve a change in land use, density or intensity that will result in increased demand
on public access and recreation opportunities.

ON 4. DECISION.

THEREFORE, BE IT RESOLVED:

The Zoning Administrator of the City of Newport Beach hereby finds this project is
categorically exempt from the California Environmental Quality Act pursuant to Section
15303 under Class 3 (New Construction or Conversion of Small Structures) of the CEQA
Guidelines, California Code of Regulations, Title 14, Division 6, Chapter 3, because it has
no potential to have a significant effect on the environment. The exceptions to this
categorical exemption under Section 15300.2 are not applicable. The project location
does not impact an environmental resource of hazardous or critical concern, does not
result in cumulative impacts, does not have a significant effect on the environment due
to unusual circumstances, does not damage scenic resources within a state scenic
highway, is not a hazardous waste site, and is not identified as a historical resource.

The Zoning Administrator of the City of Newport Beach hereby approves Coastal
Development Permit No. CD2020-155, subject to the conditions set forth in Exhibit “A,”
which is attached hereto and incorporated by reference.

This action shall become final and effective 14 days following the date the Resolution is
adopted unless within such time an appeal or call for review is filed with the Community
Development Director in accordance with the provisions of Title 21 (Local Coastal
Implementation Plan) of the NBMC. Final action taken by the City may be appealed to the
Coastal Commission in compliance with Section 21.64.035 of the City’s certified LCP and
Title 14 California Code of Regulations, Sections 13111 through 13120, and Section 30603
of the Coastal Act.

PASSED, APPROVED, AND ADOPTED THIS 15™DAY OF APRIL, 2021.

Jaime

Murillo

Zoning Administrator

02-03-2020
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EXHIBIT “A”
CONDITIONS OF APPROVAL

The development shall be in substantial conformance with the approved site plan, floor
plans and building elevations stamped and dated with the date of this approval (except as
modified by applicable conditions of approval).

The existing seawall shall be capped to a minimum elevation of 10.90 feet (NAVDS88),
with a design adaptability of 14.4 feet NAVD88, in compliance with the City of Newport
Beach Waterfront Project Guidelines and Standards, Harbor Design Criteria
Commercial & Residential Facilities.

The existing seawall shall be reinforced in accordance with the recommendations
provided in the Coastal Hazards Report and Sea Level Rise Analysis prepared by PMA
Consulting, Inc, dated December 8, 2020.

The Applicant shall obtain approval from the California Coastal Commission in order to
construct a new cantilevered deck and the deck shall be designed in compliance with
NBMC 21.30C.050(G)(5).

Prior to final building permit inspection, an agreement in a form approved by the City
Attorney between the property owner and the City shall be executed and recorded
waiving rights to the construction of future shoreline protection devices including the
repair and maintenance, enhancement, reinforcement, or any other activity affecting the
bulkhead, that results in any encroachment seaward of the authorized footprint of the
bulkhead or other shoreline protective device. The agreement shall be binding against
the property owners and successors and assigns.

Prior to the issuance of a building permit, the property owner shall submit a notarized
signed letter acknowledging all hazards present at the site, assuming the risk of injury
or damage from such hazards, unconditionally waiving any claims of damage against
the City from such hazards, and to indemnify 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
development. This letter shall be scanned into the plan set prior to building permit issuance.

No demolition or construction materials, equipment debris, or waste, shall be placed or
stored in a location that would enter sensitive habitat, receiving waters, or a storm drain
or result in impacts to environmentally sensitive habitat areas, streams, the beach,
wetlands or their buffers. No demolition or construction materials shall be stored on
public property.

This approval does not authorize any new or existing improvements (including
landscaping) on State tidelands, public beaches, or the public right-of-way.
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11.

12.

13.

14.

15.

16.

02-03-2020

This Coastal Development Permit does not authorize any development seaward of the
private property.

The Applicant is responsible for compliance with the Migratory Bird Treaty Act (MBTA).
In compliance with the MBTA, grading, brush removal, building demolition, tree
trimming, and similar construction activities shall occur between August 16 and January
31, outside of the peak nesting period. If such activities must occur inside the peak
nesting season from February 1 to August 15, compliance with the following is required
to prevent the taking of native birds pursuant to MBTA:

A. The construction area shall be inspected for active nests. If birds are observed flying
from a nest or sitting on a nest, it can be assumed that the nest is active. Construction
activity within 300 feet of an active nest shall be delayed until the nest is no longer
active. Continue to observe the nest until the chicks have left the nest and activity is no
longer observed. When the nest is no longer active, construction activity can continue
in the nest area.

B. It is a violation of state and federal law to kill or harm a native bird. To ensure
compliance, consider hiring a biologist to assist with the survey for nesting birds, and
to determine when it is safe to commence construction activities. If an active nest is
found, one or two short follow-up surveys will be necessary to check on the nest and
determine when the nest is no longer active.

Best Management Practices (BMPs) and Good Housekeeping Practices (GHPSs) shall
be implemented prior to and throughout the duration of construction activity as
designated in the Construction Erosion Control Plan.

The discharge of any hazardous materials into storm sewer systems or receiving waters
shall be prohibited. Machinery and equipment shall be maintained and washed in
confined areas specifically designed to control runoff. A designated fueling and vehicle
maintenance area with appropriate berms and protection to prevent spillage shall be
provided as far away from storm drain systems or receiving waters as possible.

Debris from demolition shall be removed from work areas each day and removed from
the project site within 24 hours of the completion of the project. Stock piles and
construction materials shall be covered, enclosed on all sites, not stored in contact with
the soil, and located as far away as possible from drain inlets and any waterway.

Trash and debris shall be disposed in proper trash and recycling receptacles at the end
of each construction day. Solid waste, including excess concrete, shall be disposed in
adequate disposal facilities at a legal disposal site or recycled at a recycling facility.

Revisions to the approved plans may require an amendment to this Coastal
Development Permit or the processing of a new coastal development permit.

The project is subject to all applicable City ordinances, policies, and standards, unless
specifically waived or modified by the conditions of approval.
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18.

19.

20.

21.

22.

23.

24.

25.

02-03-2020

The Applicant shall comply with all federal, state, and local laws. Material violation of
any of those laws in connection with the use may be cause for revocation of this Coastal
Development Permit.

This Coastal Development Permit may be modified or revoked by the Zoning
Administrator if determined that the proposed uses or conditions under which it is being
operated or maintained is detrimental to the public health, welfare or materially injurious
to property or improvements in the vicinity or if the property is operated or maintained
SO as to constitute a public nuisance.

Prior to the issuance of building permits, the Applicant shall submit a final construction
erosion control plan. The plan shall be subject to the review and approval by the Building
Division.

Prior to the issuance of building permits, the Applicant shall submit a final drainage and
grading plan. The plan shall be subject to the review and approval by the Building
Division.

Prior to issuance of a building permit, a copy of the Resolution, including conditions of
approval Exhibit “A” shall be incorporated into the Building Division and field sets of
plans.

Prior to issuance of a building permit, the Applicant shall submit to the Planning Division
an additional copy of the approved architectural plans for inclusion in the Coastal
Development file. The plans shall be identical to those approved by all City departments
for building permit issuance. The approved copy shall include architectural sheets only
and shall be reduced in size to 11 inches by 17 inches. The plans shall accurately depict
the elements approved by this Coastal Development Permit.

Prior to issuance of building permits, the final WQHP/WQMP shall be reviewed and
approved by the Building Division. Implementation shall be in compliance with the
approved CPPP and WQHP/WQMP and any changes could require separate review
and approval by the Building Division.

Prior to the issuance of building permits, the Applicant shall submit a final landscape
and irrigation plan. These plans shall incorporate drought tolerant plantings, non-
invasive plant species and water efficient irrigation design. The plans shall be approved
by the Planning Division.

All landscape materials and irrigation systems shall be maintained in accordance with
the approved landscape plan. All landscaped areas shall be maintained in a healthy and
growing condition and shall receive regular pruning, fertilizing, mowing, and trimming.
All landscaped areas shall be kept free of weeds and debris. All irrigation systems shall
be kept operable, including adjustments, replacements, repairs, and cleaning as part of
regular maintenance.
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26.

27.

28.

29.

02-03-2020

Prior to the issuance of building permit, the Applicant shall pay any unpaid administrative
costs associated with the processing of this application to the Planning Division.

Should the property be sold or otherwise come under different ownership, any future
owners or assignees shall be notified of the conditions of this approval by the current
property owner or agent.

This Coastal Development Permit No. CD2020-155 shall expire unless exercised within 24
months from the date of approval as specified in Section 21.54.060 (Time Limits and
Extensions) of the Newport Beach Municipal Code, unless an extension is otherwise
granted.

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 Fanticola Residence, including, but not limited to, Coastal Development Permit
No. CD2020-155 (PA2020-360). 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.



RESOLUTION NO. ZA2021-020

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE
CITY OF NEWPORT BEACH APPROVING COASTAL
DEVELOPMENT PERMIT NO. CD2021-007 TO ALLOW FOR THE
REMODEL AND ADDITION OF AN EXISTING SINGLE-FAMILY
RESIDENCE WITH AN ATTACHED TWO (2)-CAR GARAGE AT
1410 WEST OCEAN FRONT. (PA2021-028)

THE ZONING ADMINISTRATOR OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS
FOLLOWS:

SECTION 1. STATEMENT OF FACTS.

1.

An application was filed by Brion Jeannette Architecture (Applicant), with respect to
property located at 1410 West Ocean Front, requesting approval of a coastal development
permit (CDP). The lot at 1410 West Ocean Front is legally described as Lot 6 in Block 14
of Tract 234.

The applicant proposes a remodel and addition of an existing 3,478-square-foot, two
(2)-story, single-family residence with an attached 506-square-foot, two (2)-car garage.
The proposed addition and remodel would result in a 3,615-square-foot, three (3)-story,
single-family residence with an attached 527-square-foot, two (2)-car garage. The
project includes new landscape, hardscape, and site walls and will utilize existing
drainage facilities within the confines of the private property. The design complies with
all applicable development standards and no deviations are requested.

The subject property is designated RT (Two-Unit Residential) by the General Plan Land
Use Element and is located within the R-2 (Two-Unit Residential) Zoning District.

The subject property is located within the coastal zone. The Coastal Land Use Plan
category is RT-D (Two-Unit Residential — [20.0 - 29.9 DU/AC]) and the property is located
within the R-2 (Two-Unit Residential) Coastal Zone District.

A public hearing was held online on April 15, 2021, observing restrictions due to the
Declaration of a State Emergency and Proclamation of Local Emergency related to
COVID-19. A notice of time, place and purpose of the hearing was given in accordance
with the Newport Beach Municipal Code. Evidence, both written and oral, was presented
to, and considered by, the Zoning Administrator at this hearing.

SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION.

1.

This project is categorically exempt pursuant to Title 14 of the California Code of
Regulations Section 15301, Article 19 of Chapter 3, Guidelines for Implementation of the
California Environmental Quality Act (CEQA) under Class 1 (Existing Facilities), because
it has no potential to have a significant effect on the environment.
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2. Class 1 exempts additions to existing structures provided that the addition will not result
in an increase of more than 50 percent of the floor area of the structures before the
addition, or 2,500 square feet, whichever is less. The proposed project consists of
remodel and addition of an existing 3,478-square-foot, two (2)-story, single-family
residence with an attached 506 square foot, two (2)-car garage. The proposed remodel
and addition would result to a 3,615-square-foot, three (3)-story, single-family residence
with an attached 527-square-foot, two (2)-car garage.

3. The exceptions to this categorical exemption under Section 15300.2 are not applicable.
The project location does not impact an environmental resource of hazardous or critical
concern, does not result in cumulative impacts, does not have a significant effect on the
environment due to unusual circumstances, does not damage scenic resources within
a state scenic highway, is not a hazardous waste site, and is not identified as a historical
resource.

SECTION 3. REQUIRED FINDINGS.
In accordance with Section 21.52.015 (Coastal Development Permits, Findings and Decision)

of the Newport Beach Municipal Code (NBMC), the following findings and facts in support of
such findings are set forth:

Finding:
A. Conforms to all applicable sections of the certified Local Coastal Program.

Facts in Support of Finding:

1. The proposed development complies with applicable residential development standards
including, but not limited to, floor area limitation, setbacks, height, and parking.

a. The maximum floor area limitation is 4,500 square feet and the proposed floor area
is 4,142 square feet.

b. The proposed development will provide the minimum required setbacks, which are
10 feet along the front property line, 3 feet along each side property line, and 0 feet
along the rear property line.

c. The highest ridge of the sloping roof is approximately 29 feet from established
grade, which complies with the maximum height limitation of 29 feet for a sloping
roof.

d. The project includes enclosed garage parking for two (2) vehicles, in compliance
with the minimum parking requirement for single-family residences with less than
4,000 square feet of habitable floor area.

2. The neighborhood is predominantly developed with one (1)-, two (2)-, and three (3)-
story, single- and two (2)-unit residences. The proposed design, bulk, and scale of the



Zoning Administrator Resolution No. ZA2021-020
Page 3 of 9

development will be consistent with the existing neighborhood pattern of development
and expected future development.

The existing residence fronts the Pacific Ocean, but is separated from the shoreline by
a very wide sandy beach (approximately 560-foot separation). The project site is not
protected by a bulkhead.

The project involves an addition and remodel to an existing single-family residence.
The neighborhood is predominantly developed with one (1), two (2), and three (3)-
story, single- and two (2)-unit residences. The proposed design, bulk, and scale of the
development is consistent with the existing neighborhood pattern of development and
expected future development consistent with applicable development standards.

The project site is located adjacent to the public beach and the public Ocean Front
boardwalk. Due to the project location, an initial evaluation of the potential impact to the
viewshed or the scenic and visual qualities of the coastal zone was conducted pursuant
to NBMC Section 21.30.100 (Scenic and Visual Quality Protection). Expansive views of
the Newport Pier, Balboa Pier, Pacific Ocean, and public beach are afforded from the
public sidewalk along West Ocean Front. However, the subject property is located
landward of the public vantage points and not between public vantage points and these
view features. Therefore, the project will not impact existing, nor provide an opportunity
to enhance, public views along these vantage points.

A project-specific Coastal Hazards and Wave Runup Report was prepared by GeoSoils,
Inc., dated March 10, 2021. The maximum bay water elevation is 7.7 feet North
American Vertical Datum of 1988 (NAVD 88). The report analyzes future sea level rise
scenarios assuming a 2.95-foot increase in the maximum water level over the next 75
years (i.e. the life of the structure). Therefore, the sea level is estimated to reach
approximately 10.9 feet (NAVD88) (the likely range for sea level rise over 75-year design
life of the structure based on low risk aversion estimates for sea level rise provided by
the State of California, Sea Level Rise Guidance: 2018 Update).

The finished floor elevation of the existing single-family residence is 12.34 feet (NAVD
88), which complies with the minimum 9.0-foot (NAVD 88) elevation standard. The
Coastal Hazards Report concludes that the bay water elevation (currently 7.7 feet NAVD
88) will not exceed the proposed finished floor elevation around the single-family
residence at 12.34 feet (NAVD 88) for the anticipated 75-year life of the structure. The
patio finished surface is at 12.01 feet (NAVD 88) which will serve as adequate elevation
for flood protection of the site and surrounding properties.

The property is located in an area known for the potential of seismic activity and
liquefaction. All projects are required to comply with the California Building Code (CBC)
and Building Division standards and policies. Geotechnical investigations specifically
addressing liquefaction are required to be reviewed and approved prior to the issuance of
building permits. Permit issuance is also contingent on the inclusion of design mitigation
identified in the investigations. Construction plans are reviewed for compliance with
approved investigations and CBC prior to building permit issuance.
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10.

11.

12.

13.

Pursuant to Newport Beach Municipal Code (NBMC) Section 21.30.030(C)(3)(i)(iv) —
(Natural Landform and Shoreline Protection), the property owner will be required to enter
into an agreement with the City waiving any potential right to protection to address
situations in the future in which the development is threatened with damage or destruction
by coastal hazards (e.g., waves, erosion, and sea level rise). The property owner will also
be required to acknowledge any hazards present at the site and unconditionally waive any
claim to damage or liability against the decision authority, consistent with NBMC Section
21.30.015(D)(3)(c) — (Waterfront - Development Standards). Both requirements are
included as conditions of approval that will need to be satisfied prior to final building
inspection, and prior to the issuance of building permits, respectively.

An Erosion Control Plan prepared by Toal Engineering, dated February 1, 2021,
provides recommendations for temporary Best Management Practices (BMPs) during
construction to minimize erosion and sedimentation, and to minimize pollution of runoff
derived by construction chemicals and materials.

The existing residence is set back approximately 560 feet from coastal waters. Due to the
scope of work being an addition and remodel to an existing residence, a Water Quality and
Hydrology Plan is not required.

The project design addresses water quality with a construction erosion control plan and a
post construction drainage system that includes drainage and percolation features
designed to retain dry weather and minor rain event run-off on-site. Any water not retained
on-site is directed to the City’s storm drain system.

New landscaping will be verified for compliance with NBMC Section 21.30.075
(Landscaping). A condition of approval is included that requires drought-tolerant, and
prohibits invasive, species. Prior to issuance of the building permits, the final landscape
plans will be reviewed to verify invasive species are not planted.

Finding:

B.

Conforms with the public access and public recreation policies of Chapter 3 of the
Coastal Act if the project is located between the nearest public road and the sea or
shoreline of any body of water located within the coastal zone.

Facts in Support of Finding:

1.

The project site is located between the nearest public road and the sea or shoreline;
however, the project will not affect the public’s ability to gain access to, use, and/or view
the coast and nearby recreational facilities.

Vertical access to the bay and beach is available east of the site at the intersection of West
Ocean Front and 14th Street, and west of the site at the intersection of West Ocean Front
and 15th Street. Lateral access is available along an existing 14-foot wide public boardwalk
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in front of the project site. The project does not include any features that would obstruct
access along these routes.

SECTION 4. DECISION.

NOW, THEREFORE, BE IT RESOLVED:

1.

The Zoning Administrator of the City of Newport Beach hereby finds this project is
categorically exempt from the California Environmental Quality Act pursuant to Section
15301 under Class 1 (Existing Facilities) of the CEQA Guidelines, California Code of
Regulations, Title 14, Division 6, Chapter 3, because it has no potential to have a significant
effect on the environment.

The Zoning Administrator of the City of Newport Beach hereby approves Coastal
Development Permit No. CD2021-007 subject to the conditions set forth in Exhibit “A,”
which is attached hereto and incorporated by reference.

This action shall become final and effective 14 days following the date this Resolution
was adopted unless within such time an appeal or call for review is filed with the
Community Development Director in accordance with the provisions of Title 21 Local
Coastal Implementation Plan, of the Newport Beach Municipal Code. Final action taken
by the City may be appealed to the Coastal Commission in compliance with Section
21.64.035 (Appeal to the Coastal Commission) of the City’s certified LCP and Title 14
California Code of Regulations, Sections 13111 through 13120, and Section 30603 of
the Coastal Act.

PASSED, APPROVED, AND ADOPTED THIS 15t DAY OF APRIL, 2021.

Jaifne Murillo

Zoning Administrator
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EXHIBIT “A”
CONDITIONS OF APPROVAL

The development shall be in substantial conformance with the approved site plan, floor
plans and building elevations stamped and dated with the date of this approval (except as
modified by applicable conditions of approval).

The proposed second floor balcony encroachment of 3’-6” shall be revised to encroach up
to a maximum of 36” to be consistent with Sections 20.30.110.D.5 and 21.30.110.D.5
(Balconies Abutting East Ocean Front and West Ocean Front) of the Newport Beach
Municipal Code.

The finished floor and site improvements at West Ocean Front shall be 10.9 feet
(NAVD88) minimum in accordance with the recommendations provided in the report
prepared by GeoSoils, Inc. on March 10, 2021 and as identified in the approved plans.

Waiver of Future Protection for Properties with No Bulkheads — 21.30.015.E.5 Prior to
final building permit inspection, an agreement in a form approved by the City Attorney
between the property owner and the City shall be executed and recorded waiving rights
to the construction of future shoreline protection devices to address the threat of damage
or destruction from waves, erosion, storm conditions, landslides, seismic activity, bluff
retreat, sea level rise, or other natural hazards that may affect the property, or
development of the property, today or in the future. The agreement shall be binding
against the property owners and successors and assigns.

Acknowledgement of Hazards for Waterfront Development - 21.30.015.D.3(c) Prior to
the issuance of a building permit, the property owner shall submit a notarized signed
letter acknowledging all hazards present at the site, assuming the risk of injury or
damage from such hazards, unconditionally waiving any claims of damage against the
City from such hazards, and to indemnify 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
development. This letter shall be scanned into the plan set prior to building permit issuance.

No demolition or construction materials, equipment debris, or waste, shall be placed or
stored in a location that would enter sensitive habitat, receiving waters, or a storm drain
or result in impacts to environmentally sensitive habitat areas, streams, the beach,
wetlands or their buffers. No demolition or construction materials shall be stored on
public property.

Demolition beyond the approved scope of work requires planning division approval prior
to commencement of work. Approval of revisions to project plans are not guaranteed. Any
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10.

11.

12.

13.

14.

changes in the current scope of work may require the entire structure to be demolished
and redeveloped in conformance with the current Zoning Code Development Standards.

This approval does not authorize any new or existing improvements (including
landscaping) on State tidelands, public beaches, or the public right-of-way.

The applicant is responsible for compliance with the Migratory Bird Treaty Act (MBTA).
In compliance with the MBTA, grading, brush removal, building demolition, tree
trimming, and similar construction activities shall occur between August 16 and January
31, outside of the peak nesting period. If such activities must occur inside the peak
nesting season from February 1 to August 15, compliance with the following is required
to prevent the taking of native birds pursuant to MBTA:

A. The construction area shall be inspected for active nests. If birds are observed flying
from a nest or sitting on a nest, it can be assumed that the nest is active. Construction
activity within 300 feet of an active nest shall be delayed until the nest is no longer
active. Continue to observe the nest until the chicks have left the nest and activity is no
longer observed. When the nest is no longer active, construction activity can continue
in the nest area.

B. It is a violation of state and federal law to kill or harm a native bird. To ensure
compliance, consider hiring a biologist to assist with the survey for nesting birds, and
to determine when it is safe to commence construction activities. If an active nest is
found, one or two short follow-up surveys will be necessary to check on the nest and
determine when the nest is no longer active.

Best Management Practices (BMPs) and Good Housekeeping Practices (GHPs) shall
be implemented prior to and throughout the duration of construction activity as
designated in the Construction Erosion Control Plan.

The discharge of any hazardous materials into storm sewer systems or receiving waters
shall be prohibited. Machinery and equipment shall be maintained and washed in
confined areas specifically designed to control runoff. A designated fueling and vehicle
maintenance area with appropriate berms and protection to prevent spillage shall be
provided as far away from storm drain systems or receiving waters as possible.

Debris from demolition shall be removed from work areas each day and removed from
the project site within 24 hours of the completion of the project. Stock piles and
construction materials shall be covered, enclosed on all sites, not stored in contact with
the soil, and located as far away as possible from drain inlets and any waterway.

Trash and debris shall be disposed in proper trash and recycling receptacles at the end
of each construction day. Solid waste, including excess concrete, shall be disposed in
adequate disposal facilities at a legal disposal site or recycled at a recycling facility.

Revisions to the approved plans may require an amendment to this Coastal
Development Permit or the processing of a new coastal development permit.
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15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

25.

The project is subject to all applicable City ordinances, policies, and standards, unless
specifically waived or modified by the conditions of approval.

The applicant shall comply with all federal, state, and local laws. Material violation of
any of those laws in connection with the use may be cause for revocation of this Coastal
Development Permit.

This Coastal Development Permit may be modified or revoked by the Zoning
Administrator if determined that the proposed uses or conditions under which it is being
operated or maintained is detrimental to the public health, welfare or materially injurious
to property or improvements in the vicinity or if the property is operated or maintained
SO as to constitute a public nuisance.

Prior to the issuance of building permits, the applicant shall submit a final construction
erosion control plan. The plan shall be subject to the review and approval by the Building
Division.

Prior to the issuance of building permits, the applicant shall submit a final drainage and
grading plan. The plan shall be subject to the review and approval by the Building
Division.

Prior to issuance of a building permit, a copy of the Resolution, including conditions of
approval Exhibit “A” shall be incorporated into the Building Division and field sets of
plans.

Prior to the issuance of building permits, the applicant shall submit a final landscape and
irrigation plan. These plans shall incorporate drought tolerant plantings, non-invasive
plant species and water efficient irrigation design. The plans shall be approved by the
Planning Division.

All landscape materials and irrigation systems shall be maintained in accordance with
the approved landscape plan. All landscaped areas shall be maintained in a healthy and
growing condition and shall receive regular pruning, fertilizing, mowing, and trimming.
All landscaped areas shall be kept free of weeds and debris. All irrigation systems shall
be kept operable, including adjustments, replacements, repairs, and cleaning as part of
regular maintenance.

Prior to the issuance of building permit, the applicant shall pay any unpaid administrative
costs associated with the processing of this application to the Planning Division.

Should the property be sold or otherwise come under different ownership, any future
owners or assignees shall be notified of the conditions of this approval by the current
property owner or agent.

This Coastal Development Permit No. CD2021-007 shall expire unless exercised within
24 months from the date of approval as specified in Section 21.54.060 (Time Limits and
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26.

Extensions) of the Newport Beach Municipal Code, unless an extension is otherwise
granted.

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 Cook Residence including, but not limited to, Coastal Development Permit No.
CD2021-007 (PA2021-028). 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.



COMMUNITY DEVELOPMENT DEPARTMENT
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COMMUNITY DEVELOPMENT DIRECTOR ACTION

LETTER
Subject: Balboa Grill (PA2020-328)
= Staff Approval No. SA2020-006
Site Location 320 Marine Avenue, Units A and B (15 Floor)
Applicant Magellan Architecture

Legal Description Lot 11, Block 14, Section 4, Balboa Island Tract

On April 16, 2021 the Community Development Director approved Staff Approval No.

SA2020-006. This approval is based on the findings and subject to the following conditions.

PROJECT SUMMARY

A staff approval for a determination of substantial conformance with Planning Director's
Use Permit No. UP2010-014 (PA2010-079) to allow the renovation of an existing eating
and drinking establishment (formerly Picante Martin's Mexican Restaurant) on the ground
floor of a mixed-use building. The proposed physical improvements include the following:

Expansion of the kitchen into an existing 290-square-foot residential storage area
along with an addition of 72 square feet.

Conversion of the existing interior dining area to a fully covered exterior dining
area with up to twelve (12) seats and 345-square-feet of net public area,
consistent with existing operating conditions.

Update of restrooms to meet accessibility standards.

Upgrade of utilities and appliances.

Exterior improvements to the fagade and a new awning over the outdoor dining
area.

The proposed renovation would increase the existing nonresidential gross floor area by
156 square feet, but is not space that would be accessible to patrons. Hours of operation
would remain between 9:30 a.m. to 8:30 p.m., seven days a week. No alcohol service or
late hours are requested.

This approval is based on the following findings and subject to the following conditions.

LAND USE AND ZONING

e General Plan Land Use Plan Category: Mixed-Use Water 2 (MU-W2)
e Zoning District: Mixed-Use Water (MU-W2)
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e Coastal Land Use Plan Category: Mixed-Use Water Related (MU-W)
e Coastal Zoning District: Mixed-Use Water (MU-W2)

BACKGROUND

Planning Director’s Use Permit No. UP2010-014 (PA2010-079) was approved on November
10, 2010, to allow an existing take-out restaurant to change to a full-service, small-scale
restaurant. Several conditions of approval were put in place with the approval of UP2010-
014. Some of those include:

e Condition No. 10 requires the existing parking space located on site to be used for
the parking of vehicles at all times.

e Condition No. 12 indicates the net public area is limited to 351 square feet in area.

e Condition No. 13 indicates that a maximum seating and/or stand-up counter space
for no more than 15 customers shall be maintained at the establishment.

e Condition No. 18 indicates the hours of operation are from 9:30 a.m. to 8:30 p.m.,
seven days a week.

A full listing of the approved findings and conditions of approval under UP2010-014 is
provided in Attachment No. CD 2.

PROPOSED CHANGES

The applicant requests a staff approval for a determination of substantial conformance to
allow the renovation of an existing eating and drinking establishment (formerly Picante
Martin’s Mexican Restaurant).

The proposed renovation would convert a residential storage area and includes a small
addition to accommodate a kitchen expansion. The total net public area for the
establishment decreases by 6 square feet with the project. The dining area would also be
relocated from the inside to entirely outdoors. No portion of the project would extend onto
the public right of way and all operations and improvements would continue to be within
the private property. Proposed net public area is 345 square feet, whereas the existing
is 351 square feet. The exterior elevations of the establishment would be updated,
including a new awning to cover the outdoor patio area.

The establishment would adhere to the original operational characteristics and conditions of
approval with a maximum net public area of 345 square feet and 15 outdoor dining seats.
The restaurant’s gross floor area would increase by 156 square feet for a total of 1,117
square feet, which is below the maximum allowed nonresidential floor area ratio of 0.5 (1,126
square feet). Because the proposed improvements to the restaurant do not increase the
existing net public area, no additional parking is required. The establishment would maintain
the existing operational characteristics and hours of operation from 9:30 a.m. and 8:30 p.m.,
seven days a week.

Tmplt: 07/25/19
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l. FINDINGS

Pursuant to Section 20.54.070 (Changes to an Approved Project) of the Newport Beach
Municipal Code (NBMC), the Community Development Director may authorize minor
changes to an approved site plan, architecture, or the nature of the approved use, or refer
the requested change to the Zoning Administrator, without a public hearing, and waive
the requirement for a new use permit application. The approval and waiver of a new use
permit application is based on the following findings and facts in support of the findings.

Finding:
A. The changes are consistent with all applicable provisions of this Zoning Code.

Facts in Support of Finding:

1. Eating and drinking establishments are a permitted use in the MU-W2 zoning district,
subject to approval of a use permit. The existing establishment received approval of
UP2010-014 on November 10, 2010. The proposed changes are consistent with the
operational characteristics and conditions allowed by UP2010-014, including net
public area, seating, and parking.

2. The proposed gross floor area of the restaurant is 1,117 square feet, a 156-square-
foot increase from the existing gross floor area. This added area is exclusive to non-
customer area (kitchen, storage, etc.) and complies with the maximum nonresidential
floor area limit of 0.5. Setbacks would be respected for the property with the new
addition and awning improvements.

3. The property is in the coastal zone, but a coastal development permit is not required
per Section 21.52.035 (Projects Exempt from Coastal Development Permit
Requirements) of the NBMC. The subject structure and use are existing and the tenant
improvement does not intensify the use of the structure, as there is no expansion to
the number of seats or size of the dining area.

Finding:

B. The changes 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. The prior approval was determined to be categorically exempt from the requirements
of the California Environmental Quality Act (CEQA) under Class 1 (Existing Facilities),
which exempts minor alterations to existing facilities involving negligible expansion of
use beyond that existing at the time of the lead agency’s determination. The proposed
dental implant center will be located within an existing development with only minor
alterations required to accommodate the use.
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2. The proposed project involves the renovation of the existing establishment and
gualifies for a categorical exemption from CEQA under Class 2, Replacement or
Reconstruction. The Class 2 exemption includes the replacement or reconstruction of
a commercial structure with a new structure of substantially the same size, purpose,
and capacity.

Finding:
C. The changes 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 changes do not involve a feature that was specifically addressed in staff
report of UP2010-014. Conditions were intended to limit the size and operation of the
business, so that parking supply would be adequate for the level of demand. The
proposed remodel will not increase the overall net public area but will instead swap
the interior net public area for outdoor dining patio area. The renovation’s exterior
seating areas does not exceed the existing number of seats. There is not a substantial
change proposed by the project because the total net public area will not increase and
additional off-street parking will not be required.

2. The project will comply with all existing conditions of approval under Use Permit no.
UP2010-014 which limit net public area, seating, and hours of operation.

3. The proposed net public area is 345 square feet, which is within the allowed amount
of 351 square feet.

4. The maximum number of seats is 15, which is identical to that currently allowed.
5. The hours and days of operation for the existing restaurant will remain the same (9:30
a.m. to 8:30 p.m., seven days a week), which limits any noise impacts on the

neighboring residential uses. These hours of operation are the same as the existing
restaurant approved under Use Permit No. UP2010-014

Finding:

D. The changes do not result in an expansion or change in operational characteristics of
the use.

Fact in Support of Finding:

1. The remodel of the establishment to reconfigure an expanded kitchen an exterior dining
area does not represent a substantial change in the operational characteristics of the
existing eating and drinking establishment. The proposed restaurant is consistent with
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the previously approved restaurant use as the existing number of seats and net public
area are not exceeded. Additionally, there is no additional parking requirement.
Therefore, the proposed changes do not result in an expansion or change in operational
characteristics of the use.

DETERMINATION

This Staff Approval has been reviewed and a determination has been made that the
proposed change is minor in nature and in substantial conformance with the original
approval.

CONDITIONS

All previous conditions of approval of UP2010-014 shall remain in full force and effect
as stated in Attachment No. CD 3. The following conditions are specific to this Staff
Approval and do not serve to modify or amend those conditions of the original permit:

1.

9.

The development authorized by this staff approval shall be in substantial
conformance with the approved project plans.

. All previous conditions of approval of Use Permit No. UP2010-014 (PA2010-079)

shall remain in force and effect.

A building permit shall be obtained prior to commencement of the 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.

Final washout area design shall ensure that site storm drainage will not be directed
to the washout area drain that is connected to the sewer system.

Final design of trash enclosure exterior wall adjacent to the side property line shall
be fire rated construction with no openings per CBC Table 602 & Table 705.8 and
not attached to adjacent site wall located on other property.

The development shall comply with disabled access requirements.

Per California Fire Codes 304.3.3 and 304.3.4, trash enclosures within the building
or within 5 feet of the building shall be protected with sprinklers.

All improvements shall be constructed as required by Ordinance and the Public
Works Department.

No above ground improvements are permitted within the 5-foot alley setback area.

10.An encroachment permit is required for all work activities within the public right-of-

way.
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11.In case of damage done to public improvements surrounding the development site
by the private construction, additional reconstruction within the public right-of-way
could be required at the discretion of the Public Works Inspector.

12. Staff Approval No. SA2020-006 shall expire unless exercised within 24 months from
the end of the appeal period as specified in Section 20.64.020 (Appeals or Calls for
Review) of the Newport Beach Municipal Code.

13.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 Balboa
Grill (PA2020-328) including, but not limited to, Staff Approval No. SA2020-006.
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. For additional information on filing an appeal, contact the Planning Division at 949-
644-3200.
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Prepared by:

Patrick Achis
Assistant Planner

BMZ/pda

Attachments:  CD 1 Vicinity Map
CD 2 UP2010-014 Conditions of Approval and Existing Plans
CD 3 Proposed Project Plans

Tmplt: 07/25/19



Attachment No. CD 1

Vicinity Map



A g I — Y
el ari ¥
3 8V v

il ]

|

S
= OO o

2ol N2z c) (NI S T .

2278011 '

Staff Approval No. SA2020-006
(PA2020-328)
320 Marine Avenue, Units A and B (1st Floor)
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UP2010-014 Conditions of Approval and
Approved Plans



PLANNING DIRECTOR ACTION LETTER

PLANNING DEPARTMENT

3300 NEWPORT BOULEVARD
NEWPORTY BEACH, CA 92663
{949) 644-3200 FAX (949) 644-3229

Application No. Use Permit No. UP2010-014

Applicant

(PA2010-079)
Andrew NMolle

Site Address 320-B Marine Avenue

Picante Martin Use Permit

Legal Description Lot 11, Block 14, Section 4, Tract Balboa Island

On November 10, 2010, the Planning Director approved the following: a use permit to

allow an existing restaurant operating with a “Specialty Food Service Permit” to change to

a full-servi

ce, small-scale restaurant and to expand into an adjacent suite. No additional

parking spaces would be required. The property is located in the RSC-R (Retalil

Commerci

al with Residential Overlay) District. The approval is based on the following

findings and subject to the following conditions:

FINDINGS

Finding:

1. That the proposed location of the use is in accord with the objectives of the
Zoning Code and the purpose of the district in which the site is located.

Facts in Support of Finding:

The proposed project is located on Balboa Island facing Marine Avenue in the
RSC-R District (Retail and Service Commercial with a Residential Overlay).
This designation allows all of the permitted uses of the base retail and service
commercial district and residential uses above the first floor. The subject
property is developed with an existing two story building, which currently has
three suites. Suite “A”, currently vacant, is a residential unit (1,158 square
feet/gross floor area) consisting of a living area on the second floor, and a
storage area and a one car garage in a separate structure located at the rear
of the property adjacent to the alley; Suite “B” consists of the subject
restaurant, Picante Martin’s Mexican Restaurant (700 square feet/gross floor
area); and Suite “C”, currently vacant, consists of a retail space (328 square
feet/gross floor area). The proposed restaurant would combine Suites “B” and
“C” (1,028 total square feet/gross floor area). No parking spaces are currently
provided on the property for the commercial uses.



Finding:

Picante Martin
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The purpose of the RSC District is to provide areas which are predominantly
retail in character, but which allow restaurant uses with approval of a use
permit. The proposed full-service, small-scale use is allowed within the district
with approval of a use permit by the Planning Director. The existing and
proposed commercial uses on the subject site serve residents and visitors
and are consistent with the purpose of the RSC District.

Use permits enable the City to control certain uses that could have
detrimental effects if not compatible with uses on adjoining properties and in
the surrounding area. The property’s Specialty Food Service Permit was
approved in 1995, and the existing restaurant (Picante Martin’s Mexican
Restaurant) has been in existence since 1998. It has proven to be compatible
with and complements the uses currently existing along Marine Avenue which
include: other restaurants, ice cream and frozen yogurt shops, clothing
boutiques, retail stores, hair salons, and coffee shops.

2. That the proposed location of the Use Permit and the proposed conditions under
which it would be operated or maintained will be consistent with the General Plan
and the purpose of the district in which the site is located; will not be detrimental

to

the public health, safety, peace, morals, comfort, or welfare of persons

residing or working in or adjacent to the neighborhood of such use; and will not

be

detrimental to the properties or improvements in the vicinity or to the general

welfare of the city.

Facts in Support of Finding:

Tmplt: 04/14/10

The project site is designated as Mixed Use Water related (MU-W2) by the
Land Use Element of the General Plan. The proposed project is consistent
with the MU-W2 land use category, which is intended fo provide for marine-
related uses including retail, restaurants, and visitor-serving uses with
residential on the upper floors. The proposed use is a visitor-serving use that
will serve part-time and full-time residents as well as visitors.

The hours and days of operation for the existing restaurant will remain the same
(9:30 a.m. 1o 8:30 p.m., seven days a week), which limits any noise impacts on
the neighboring residential uses.

The conditions imposed on the use will reduce any possible detriment to the

community by ensuring continued consistency with the intent and purpose of
Chapter 20.82 (Eating and Drinking Establishments) of the Municipal Code.

F:AUsers\PLN\Shared\PA's\PAs - 2010\PA2010-079\UP2010-014 Action Lir.doc
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The existing restaurant has operated in this location since 1998, and has not
proven detrimental to the area.

The Specialty Food Service Permit approved for the subject Suite "B” was
considered to be retail in nature and would have required three (3) parking
spaces. Suite “C" is a retail suite and requires two (2) parking spaces. Based
on a retail parking rate of one (1) space for each 2560 square feet of gross
floor area, a total of five (5) parking spaces is required for the existing
commercial uses on site.

Pursuant to Chapter 20.66.030 (Off-street Parking and Loading Spaces
Required) of the Municipal Code, a full-service small-scale restaurant requires
one (1) space per each 75 square feet of net public area or 1 space per each
three (3) seats. The proposed restaurant would consist of 351 square feet of
net public area and have 15 seat (nine fixed stools at a counter area), and
would require a total of 5 spaces (351/75 sq. ft. net public area = 5 spaces
and 15 seats/3 seats = 5 spaces).

Pursuant to Municipal Code Section 20.62.050 (Nonconforming Structures
and Uses — Nonconforming Parking), nonconforming uses in nonresidential
districts may be continued or changed to a use requiring the same or less on-
site parking. Although the subject property is nonconforming due to deficient
off-street parking, the nonconforming status is not intensified by the proposed
use because no additional off-street parking is required.

3. That the proposed use will comply with the provisions of this Zoning Code,
including any specific condition required for the proposed use in the district in
which it would be located.

Facts in Support of Finding:

Tmplt: 04/14/10

Full-service, small-scale restaurants are a permitted use in the RSC-R Zoning
District, subject to approval of a use permit. Because the total square footage of
the building on site is not changing, and the parking requirements for the site
would not increase, waiver of development standards pertaining to site
requirements and parking will not be detrimental to the adjoining properties.

The proposed conditions of approval ensure that all potential conflicts with

surrounding land uses are eliminated or minimized to the greatest extent
possible.
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» The proposed hours of operation will not change. The hours of operation for the
establishment are 6:00 a.m. to 7:00 p.m., daily.

Finding:

4,

The proposed project is in compliance with the California Environmental Quality Act
(CEQA).

Facts in Support of Finding:

¢ This project qualifies for an exemption from environmental review pursuant to
Section 15303 (Class 3, New Construction or Conversion of Small Structures) of
the Implementing Guidelines of the California Environmental Quality Act
(CEQA), which exempts the conversion of existing small structures from one
use to another where only minor modifications are made to the exterior of the
structure. The project proposal involves minimal construction including minor
interior alterations.

CONDITIONS OF APPROVAL (Project specific conditions are in italics)

1.

The development shall be in substantial conformance with the approved site plan
and floor plan, dated May 6, 2010, except as noted in the following conditions.

This approval was based on the particulars of the individual case and does not in
of itself or in combination with other approvals in the vicinity or Citywide
constitute a precedent for future approvals or decisions.

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

Prior to the issuance of a building permit, the applicant shall pay any unpaid
administrative costs associated with the processing of this application to the
Planning Department.

The project is subject to all applicable City ordinances, policies, and standards,
unless specifically waived or modified by the conditions of approval.

The applicant is required to obtain all applicable permits from the City Building
and Fire Departments. The construction plans must comply with the most recent,
City-adopted version of the California Building Code. The construction plans
must meet all applicable State Disabilities Access requirements. Approval from
the Orange County Health Department is required prior to the issuance of a
building permit.

FAUsers\PLN\Shared\PA's\PAs - 2010\PA2010-079\UP2010-014 Action Ltr.doc
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10.

11.

12.

13.

14,

15.

16.

17.

Picante Martin
November 9, 2010
Page 5

The applicant shall comply with federal, state, and local laws. Material violation of
any of those laws in connection with the use may be cause for revocation of this
Use Permit.

This Use Permit may be meodified or revoked by the City Council or Planning
Commission should they determine that the proposed use or conditions under
which it is being operated or maintained is detrimental to the public health,
welfare or materially injurious to property or improvements in the vicinity or if the
property is operated or maintained so as to constitute a public huisance.

Any change in operational characteristics, expansion in area, or other
modification to the approved plans, shall require an amendment to this use
permit or the processing of a new use permit.

The existing parking space located on site shall be used for the parking of vehicles
at all times.

Any addition of seats and/or stand—up counter space for customers shall be subject
fo the approval of an amendment to this use permit. Any patron seating or stand-up
counter located outside of the facility on the subject property or on public property
(including sidewalks, streets) is prohibited.

The net public area shall be limited fo a maximum of 351 square feet.

The number of seats shall be limited to a total of 15: six (6} seats located at three
(3) tables, six (6) fixed-in-place counter stools, and three (3) stools at the lower
counter area which can be moved to provide a handicapped accessible eating
focation.

A covered wash-out area (36 inches wide by 36 inches deep by 6 feet high) for
refuse containers and kitchen equipment shall be provided and shall drain directly
into the sewer system, unless otherwise approved by the Building Director,
Planning Department, and Public Works Director in conjunction with the approval of
an alternative drainage plan. The washout area shall be specifically shown on the
construction drawings submitted for huilding permits.

The facility shall be designed to meet exiting and fire protection requirements as
specified by the California Building Code and shall be subject to review and
approval by the Building Department.

The project shall comply with State Disabled Access requirements.

Public sanitation facilities shall be available to the general public (patrons) during

regular business hours of the operation, unless otherwise approved by the Building
Department. '

F\Users\PLN\Shared\PA's\PAs - 2010\PA2010-079\UP2010-014 Action Ltr.doc
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18.

19.

20.

1.

22.

23.

24.

25.

26.

27.
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The hours of operation shall remain the same as the existing resfaurant
operation and are limited fo between the hours of 9:30 a.m. to 8:30 p.m., seven
days a week; and any increase in the hours of operation shall be subject fo the
approval of an amendment to this use permit,

Live entertainment and dancing shall be prohibited as a part of the regular
operation, unless an amendment to this use permit or other required application
is first approved in accordance with the provisions of the Municipal Code.

No outside paging or sound system shall be utilized in conjunction with this food
service establishment.

No background music shall be allowed in the dining areas, or waiting areas.

Construction activities shall comply with Section 10.28.040 of the Newport Beach
Municipal Code, which restricts hours of noise-generating construction activities
that produce noise to between the hours of 7:00 a.m. and 6:30 p.m., Monday
through Friday and 8:00 am. and 6:00 p.m. on Saturday. Noise-generating
construction activities are not allowed on Sundays or Holidays.

On-sale alcoholic beverage service is not permitted. The establishment of on-sale
alcoholic beverage service shall require the approval of an amendment to this Use
Pemmit, approval by the Police Department, and the approval from the State
Department of Alcoholic Beverage Control.

All mechanical equipment shall be screened from view of adjacent properties and
adjacent public streets, and shall be sound attenuated in accordance with Chapter
10.26 of the Municipal Code, Community Noise Control.

The operator of the facility shall be responsible for the control of noise generated
by the subject facility including, but not limited to, noise generated by patrons,
food service operations, and mechanical equipment. All noise generated by the
proposed use shall comply with the provisions of Chapter 10.26 and other
applicable noise control requirements of the Newport Beach Municipal code.

The exterior of the establishment shall be maintained free of litter and graffiti at
all times. The owner or operator shall provide for daily removal of trash, litter, and
debris from the premises and on all abutting sidewalks within 20 feet of the
premises. Graffiti shall be removed within 48 hours of written notice from the City.

Trash receptacles for patrons shall be conveniently located both inside and

outside of the proposed facility; however, they shall not be located on or within
any public property or right-of-way.

FAUsers\PLN\Shared\PA's\PAs - 2010\PA2010-075\UP2010-014 Action Ltr.doc
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29.

30.

31.

32.

33.

34.

35.

36.

37.
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The operator of the food service use shall be responsible for the clean-up of all
on-site and off-site trash, garbage and litter generated by the use.

All trash shall be stored within the building or within public dumpsters provided for
the convenience of businesses in the area, or otherwise screened from view of
neighboring properties except when placed for pick-up by refuse collection
agencies. The trash dumpsters shall have a top which shall remain closed at all
times, except when being loaded or while being collected by the refuse collection
agency. Pick-up of trash from the dumpsters shall occur at ieast once daily, or more
as deemed necessary by the Planning Department.

The applicant shall maintain the trash dumpsters or receptacles so as to control
odors which may include the provision of fully self-contained dumpsters or may
include periodic steam cleaning of the dumpsters, if deemed necessary by the
Planning Department. Trash generated by the establishment shall be adequately
contained in sealed plastic bags to control odors prior to placement in the trash
dumpster. Cleaning and maintenance of trash dumpsters shall be done in
compliance with the provisions of Title 14, including all future amendments
(including Water Quality related requirements).

Deliveries and refuse collection for the facility shall prohibited between the hours
of 10:00 p.m. and 8:00 a.m., daily, unless otherwise approved by the Planning
Director, and may require an amendment to this Use Permit.

Storage outside of the building shall be prohibited.
All signs and displays must conform to the City Municipal Code requirements.

No temporary "sandwich" signs, balloons or similar temporary signs shall be
permitted, either on-site or off-site, to advertise the proposed eating and drinking
establishment, unless specifically permitted in accordance with the Sign Ordinance
of the Municipal Code.

Temporary signs shall be prohibited in the public right-of-way, unless otherwise
approved by the Public Works Department in conjunction with the issuance of an
encroachment permit or encroachment agreement.

A Special Event Permit is required for any event or promotional activity outside
the normal operational characteristics of this restaurant business that would
attract large crowds, involve the sale of alcoholic beverages, include any form of
on-site media broadcast, or any other activities as specified in the Newport
Beach Municipal Code to require such permits.

The facility shall comply with the provisions of Chapter 14.30 of the Newport
Beach Municipal Code for commercial kitchen grease disposal, as determined by
the Building department and the Utilities Department.

F:AUsers\PLN\Shared\PA's\PAs - 2010\PA2010-079\UP2010-014 Action Ltr.doc
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40.

41.

42.
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Should the business, subject to the Use Permit conditioned herein, be sold or
otherwise come under different ownership or a change in operators, any future
owners, operators, or tenants shall be notified of the conditions of this approval
by either the current business owner, property owner, or the leasing agent.

The applicant shall comply with all federal, State, and local laws. Material
violation of any of those laws in connection with the use will be cause for
revocation of this permit.

This Use Permit may be modified or revoked by the City Council or Planning
Commission should they determine that the proposed uses or conditions under
which it is being operated or maintained is detrimental to the public health,
welfare or materially injurious to property or improvements in the vicinity or if the
property is operated or maintained so as to constitute a public nuisance.

Use Permit No. UP2010-014 shall expire unless exercised within 24 months from
the end of the appeal period as specified in Section 20.91.060 of the Newport
Beach Municipal Code.

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, atforney’s
fees, dishursements and court costs) of every kind and nature whatsoever which
may arise from or in ahy manner relate (directly or indirectly) to City’s approval of
the Picante Martin Mexican Restaurant including, but not limited to, the Use
Permit No. UP2010-014 (PA2010-079). 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 Cily's costs, atforneys’' 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 fo the City pursuant fo the
indemnification requirements prescribed in this condition.

This approval was based on the particulars of the individual case and does not in and of
itself or in combination with other approvals in the vicinity or Citywide constifute a
precedent for future approvals or decisions.
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Picante Martin
November 9, 2010
Page 9

APPEAL PERIOD

The applicant or any interested party may appeal the decision of the Planning Director,
Zoning Administrator and department staff to the Planning Commission by a written
request to the Planning Director within 14 days of the action date. A $4,280.00 filing fee

shall accompany any appeal filed. For additional information on filing an appeal, contact
the Planning Department at 949 644-3200.

On behalf of Jam
s

Campbell, Acting Planning Director

By:
Patrick J. Alford, Planning Manager
JWC/Ks
Attachments: PD 1 Vicinity Map
PD2 Plans
PD 3 Photos

PD 4 Applicant’s Project Description and Sample Menu
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A REFER 10 BASIC BUILDING SPECIFICATIONS, REQUIREMENTS AND STANDARDS
FOR EXISTING SHELL AND CORE CONSTRUCTION. ALL WORK IS TO BE
COMPATIBLE WITH EXISTING CONSTRUCTION.,
§ AL WORK SHALL SE PERFORUED N STRICT ACCOROANGE WIH ALL GOVERNING
G CODES AND RECULATIONS. THE CONTRACTOR
EESPONSISLE POk AL WORK THAT HAS BEEN FERFORVED WHICH DOES NOT $
MEET THESE CODES AND REGULATIONS. o
€ ALL WORK SHALL BE PERFORMED N STRICT ACCORDANCE To THE ARCHH’ECTS &
CONSTRUCTION DOCUMENTS. ONTRACTOR |5 RESPONSIBLE &
AP OTTING, UMEDIATELY T, THE ARCHITECT ANY DISCHERANGES OR DETAILS 22
WHICH DO NOT MEET BULDING CODES AND CONSTRUCTION STANDARDS! PACEL gy e
57 N
0. THE CONTRACTOR SHALL VERIY AL CONDITONS AN DVENSONS OV STE Hothay EiE
PROR 10 THE COMENCEMENT OF CONSTRUCT! bl
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BEFORE BECINNING WORK, 3|vEs 2
BAYSOE DRIVE 2|zt ¢
F. THE GC SHALL COORDINATE_ALL OPERATIONS WITH THE OWNER, INCLUDING - <52 £
A SR WORK MATERIALS, STORACE. AND. ACCESS! To AND ROM THE. WORK. gliz
SPECIAL GONDITIONS OR NOISY WORK, TMING OF WORK.AND IN TERRUPTION OF 8li%% 25
MECHANICAL AND ELECTRICAL SERVICES, NOISY OR DISRUPTIVE WORK SHALL BE < PROJECT | B2 LesE
SGHEDULED AT LEAST ONE (1) WEEK IN ADVANCE OF THE TIME WORK IS TO - LOCATION BRI
Slzziss
STANDARD OF WORKMANSHIP IN GENERAL AND WITH SUCH STANDARDS AS ARE e
SPECIFIED, ome
H. GC SHALL SUBMIT SAMPLES OF ALL FINISHES OF SUCH SIZE AND NUMBER wooa, = " : 2358
THAT THEY REPRESENT A REASONABLE DISTRIBUTION OF COLOR RANGES AND BALBOA AVENUE & -
PATTERN PRIOR TO INSTALLATION FOR ARCHITECTS APPROVAL. GC SHALL = m Fagh
PROVIDE SHOP DWGS AND PRODUCT DATA FOR ARCHITECT'S APPROVAL ON ALL s 7 UgsSE
SPECIAL ITEMS REQUIRING CUSTOM FABRICATION (SHALL INCLUDE RATED FIRE = — el
DOORS AND HARDWARE) PARK. AVENLE 2 — 2O 5
I AL WATERIALS INDIGATED. 0 MATCH EXISTING SHALL DO SO WTH RESPECT TO il 0' ZES
SIZE, SHAPE, COLOR, TEXTURE, PATTERN, QUALITY AND METHOL S
NOTALLATON, INSOAR S PRACTIOABLE. AN SHALL Bt 'APRROVES BY THE 2 e
ARCHITECT BEFORE USE, N <§%t
83
J. THE FLOORS MAY BE OCCUPIED DURING CONSTRUGTION. THE GC S sE
PROTECT ALL PERSONNEL, PASSERSBY OR VISTORS TO THE SITE FRGM HARM
AND INJURY. BARRIERS SHALL BE INSTALLED AS REQUIRED TO PRO
EROIPNENT INSTALLED DUAING CONSTRULTION, CAREFULLY MANTAN A0 RE FE RE N E I | E P LAN P R J E | DA | A
PROTECT NONUVENTS, BENGH NARKS AND, THEIR REFERENCE PONT FROM
BEING DESTROYED OR' DISTURBED; REPLACE AS REQUI
K. EXISTING WORK DAMAGED AS A RESULT OF WORK DONE UNDER THIS SITE INFORMATION: ARCHITECTURAL: —_—
CONTRACT SHALL 5 REPARED 10 GRIGNAL CONDITON AND FINSHED T
MATCH ADIACENT FINSHES, SUBIECT TO ARGHITECTS APPROVAL, PARCEL NUMBER: 050-151-09 X COVER SHEET
ADDITIONAL GO ENT ATRRIALS AEGUIRED To 5 | LeGAL pEscRIPTION LOT 11, BLK 14, SEC 4 ADE  PREVIOUS PERMIT SET PA2010-079
MATCH (x\srwc MATERMLS smu DO so MTH RESPECT TO TYPE, PATTERN, ¢ . : F F
TEXTURE, SIZE, SHAPE, COLOR AND METHOD OF INSTALLATION INSGFAR AS i y || uRISDICTION CITY OF NEWPORT BEACH STE BEAN & ROOF PLAN
PRACTICABLE, AND SHALL BE APPROVED BY THE ARGHITECT AND OWNER QNG AGEH
PRIGR 10 INSTALLATION. e
L. MATERIALS, ARTICLES, DEVICES AND PRODUGTS ARE SPECIFIED IN THE EXTERIOR ELEVATION
DOCUMENTS BY LISTING ACCEPTABLE MANUFACTURERS OR PRODUCTS, BY
USSR MM M TR TR e H SGoUPANCY GROUP CLASSFICATION
SPECIFICATIONS. FOR ITEMS SPECIFIED BY NAME, SELECT ANY PRODUCT NAMED. CONSTRUCTION TYPE /CLASS:
THCAE SOEGHIED BY REFERENCE. STANDARDS, OF BY PLRFORMANCE =
SPEGTCRTONS SELet Y PGBl UEETG G SXCEEONG SPEhiD H Tor S22 ¥ =
Rl 7 APPROVAL OF Al ITEt NOT SPEQFIED, SUBMI RECURED 2 .
ST bEOUBIC ColplETe BAGK Lo W FORUATON o PURORES or 1 5 PROPOSED GROSS FLOOR AREA 1017 SF (NON-RESIDENTIAL) Z
EVALUATION. WKERE BOILDNG STANDARD ITEMS' ARE. CALLED FOR. z
SUBSTITUTE WILL BE ACCEPTED. 2 2,164 SF (TOTAL) L
&
M. INSTALLATION OF MECHANICAL, ELECTRICAL AND STRUCTURAL SYSTEMS WL e | : L 0. - E
REQUIRE OPENING OF SOME EXISTING WALLS, CEILINGS OR FLOOR GAVITIES THE [ | o0l o % = . FLOOR AREA RATIO O e (NON-RES)
ALL B RESPONSBLE FOR THE REPAIR OF THESE OPENINGS T0 MATcH |l &7 ¥ 3 75 ( ) L
EXISTING, EXCEI JERE Nt HERWISE, FILL ALL AND VOIS IN P PROJECT Z
S AND CEILINGS WHICH RESULT FROM INSTALLATION OF WORK, ' == LOGATION = EXISTING AREA CALCS. AND CONDITIONS: >
AND_ REMOVAL OF EXISTING MATERIALS AND EQUIPMENT REQUIRED BY THIS ¥ o S N =l (ON—RESIDENTIAL: 982 SF
CONTRACT. PATCHED ARERS SHALL NATCH THE MATERIALS, FINISHES. AND r SESTE = RESIDENTIAL: 1,2728 SF O
LEVELS ABJACENT. OF SHALL BE FUT IN'THE PROPER CONDITON 10 ReGENe [ r | o
THE FINISH INDIGATED Al . 1 ! I “k ALTERATIONS TO SQUARE FOOTAGE (SEE WALL LEGEND AZ.1 Xy
N OPENINGS REGUIRED FOR NEW WORK THAT PENETRATES EXISTNG staucTRe [ 2 8 | 4 @4+ 2895 SF CONVERTED FROM RESIDENTIAL TO NON-RESIDENTIAL = S
S MMENGING THE Pl + 716 SF ADDED TO NON-RESDENTIAL SPACE (AN @
o =0 . * m y 3 . 4f+ 37 SF REMOVED FROM NON-RESIDENTIAL FOR EXIT REQUIREMENTS e opEs8
1z { 1 { i shum- 1:\ 74 ' g N | « 345 SF CONVERTED TO OUTDOOR DINING SPACE & REMOVED FROM E rse
=l r PRy : - S Ll NON-RESIDENTIAL (D =z022
S
~L§ Y (| ~ P PROPOSED AREA CALCS. AND CONDITIONS: <ES 59
f . | pet: o NON - RESDENTIAL a1 s 223
=t ?‘ i i | ] RESDENTIAL: 883.5 SF O Z5s2
ASONRY WALLS. MAKE PATCHES WTH NEAT, TRIMMED EDGES: MATCH 1 Q{ 5 o @ <w
HOSACENT BTG Mok, g 1 man ) 'I 3 PROPOSED NET FLOOR AREA TOTAL:  1,944.4 SF m L&ue
ST A " o B g Qzx
i oy 5 " M- EXISTING NET PUBLIC AREA: 351 SF (MAX ALLOWED 351 SF) a1 Z¢ cg
INFORMATION SHOWN FOR REFERENCE PURPOSES ONLY SITE PLAN FROM GOOGLE MAP 2020 NEW NET PUBLIC AREA: 45 SF < Lu &= %
29
]
HOURS OF OPERATION: 9:30 AM — 8:30 PM 7 DAYS/WEEK mkEss?
ABBREVIATIONS LEGEND OF SYMBOLS iz e i
*ALCOHOL SALES OR SERVIGE IS PROHIBITED.
*SIGNS UNDER SEPARATE REVIEWS AND PERMITS. REVISIONS
ABE  AVG BUILDING ELEVATION ENCL  ENCLDSURE MBS.  METAL BULDING SUPPLIER RENF  REINFORCING ND. DATE BY
AC. AR CONDITIONER £Q EQUAL MCT MARMOLEUM COMPOSITE TLE  ReQD ~ REQURED REVISION NO. (TITLE WINDOW SCHEDULE
ACOUST  ACOUSTICAL EXH EXHAUST MECH  MECHANICAL RF. RUBBER FLOORING RO N (I [0} KEY KN
ADJ ADJSTABLE, ADJACENT EXST  EXISTING MEZZ  MEZZANNE RO ROUGH OPENING DATE A
ADMN  ADMINISTRATION 3 EXPANSION MTL METAL SCHED  SCHEDULE ROOM NAME
AF.F. ABOVE FINISH FLOOR EXT EXTERIOR MFG MANUFACTURING sC. SOLID CORE INDICATES REVISED ROOM NAMEE"ROOM NAVE /A
ALUM  ALUMINUM FCLC RNISH BY CONTRACTOR MFR MANUFACTURER SG SAFETY GLASS AREA ROOM NO.
ANOD  ANODIZED \NSTALL BY CONTRAGTOR MH. MANHOLE. SHT SHEET A
ANS| AMERICAN NATL STDS INST. F.D. FLOOR Df MIN. MINIMUM S SINILAR DETAIL NO. DESIGNATION XXX SF.€——ROOM AREA A
APPROX  APPROXIMATE FON FolhsAmon. MISC  MISCELLANEOUS SPECT)  SPECIFIED SHEET THAT DETAL 1S
ASR AUTOMATIC SPRINKLER RISER FF. FINISH FLOOR M.O. MASONRY OPENING S0 SQUARE Seer ER——FiNisH ScHEDULE CLIENT: ARCHITECT: AT
AVG AVERAGE e EbéL\gEénD Zcm?ﬂuso MR, MOISTURE RESISTANT ss. SERVICE_SINK, SANITARY SEWER KEY MX3 VENTURES, LLC. MAGELLAN ARCHITECTS ISSUE DATES
80 BOARD L0 MOTHON ssT STAINLESS STEEL BLDG. SECTION NO. 2505 WEST COAST HWY, #201 10540 TALBERT AVE. SUITE 175 5 -
Era T FoIC.  FURMSHED BY ol MOUNTING R STANDARD FQUIP. SCHEDULE NEWRORT BEACH, CA 92663 FOUNTAIN VALLEY, CA 82708 DESIGN_APPROVAL
sk oK T L I — SHEET T secTon Pi- (s49) 23275023 B (345) 915 ch00 PE AND DE PN SUBMITAL 0192
T O S S cxstvonc on. A o e
ggﬂgn OF e FOOTING ON CENTER sr TREZQ‘ Top WAL SECTION No. [ SHEET NO. CONTACT: MANOUCH MLSDS:AYED\ CONTACT: PATRICK ANDERSEN B0 D0CS:
A AV GALVANZED O celTeR B SHEET THAT SECTION 1S WALL TYPE NO. ) i SCOPE OF WORK SUNMARY: SNSTR. DOGS
CATCH BASIN TELEPHONE -
CAST RON s CALANZED RON OVERHEAD TEMPERED SHOWN \NSULAT\DN KEY STRUCTURAL ENGINEER: FOOD SERVICE CONSULTANT: B N N s Ay ol ol
CAST IN PLACE OPENING TONGUE & GROO VENG INC. LAY ENTERPRISES = 2453 SOALE AS NOTED
CONTROL JOINT oo GYPSUN WALLEOARD OPPOSITE TEMPERED GLASS INTERIOR ELEV. NO. WALL TYPE LETTER 8633 KNOTT AVENUE 2961 W. MACARTHUR BLVD X L OO 10" Bt REOWE .
CENTER LINE ' RN Top OoF DATUM POINT BUENA PARK, CA 90620 SANTA ANA, CA 92704 PLOT DATE: 20210523
CELING PERPENDICULAR TYFICAL WALL ORIENTATION PH: (657) 214-0648 PH: (714) 429-9914
CONGRETE MASONRY UNIT PROPERTY LINE - d CADFILE:
UMN i HEHT PLASTIC LAMNATE UNLESS OTHERWSE NOTED SHEET THAT INTERIOR ¢ F&—CEILING HEIGHT e P
€8ﬂ%m§us MR HEATER i VINYL COUPOSITION TLE ACT CRIING_ LG isH CEILNG TYPE CONTACT: CHSUNG LAM CONTACT: ALBERT YANEZ SOME_EXTERIOR FINISHES WILL BE UPGRAI CHECKED
TRUE NORTH chsung@vengine.com albert @cloyenterprises.net CONSTRICTED 70" 6T COBE COUPUANCE 1N TE St ALLEY. N0 ChHANOES
GCONSTR  CONSTRUCTION JT/UTS JOINTJOINTS PNL PANEL. PAIELNG WTH 70 SECOND FLOOR APARTMENT. ORAWN
CONTR  CONTRACTOR L LONG, PR WITHOUT PROJECT NORTH GRID DESIGNATION
cPT CARPET LAM LAMINATE, LAMINATED PRy pROkCT W WOOD MEP ENGINEER: DESIGN CODES STATUS: FOR PERMIT SUBMITTAL
ér CERAMIC TILE LF. LINEAR FOOT, LINEAL FOOT PRV PRESSURE REDUCING VALVE WoW  WNDOW 4SE| ENGINEERING SESRT LS
0Bl DOUBLE g Lioup PT PONT W-MAT  WALK OFF MAT SHEET KEY NOTE ROOF SLOPE_AND 2410 W. ROYAL PALM RD, SUITE A 219 CALFORUA BULIHG OB (6
DL DETAL LTWT. LIGHT WEIGHT QT QUARRY TILE Wp, ReeTon Ker Y st . CATRN B muf((cvg) COVER ST
or RN FOUNTA oL . amw QUARTER s VATER RESSTANT DOOR SCHEDULE KEY PH: (602) 287-0300 2019 CALFORN NECHANCAL COOE (0]
DWG DRAWING MAX MAXIMUM R.O. ROOF DRAIN M WELDED WIRE MESH D) 5&%’;’}5%0?0’@%5)’“0‘ BREAK LINE SYMBOL 2019 CAUFORN EECTRCAL CCOE (CE)
EA RL RAIN LEADER W WELDED WIRE FABRIC NATCH LINE MATCH LINE CONTACT: TBD 2019 ORANGE COUNTY FIRE CODE (CFC)
Eev  EEvATON. ELEVATOR RECD  RECEVED Y. YARD DRAIN DOOR SUFFIX —_——————= SN TaAL 2019 CALFORNI ENERSY EFFIOEICY STADARDS (GE5) .
ELEC  ELECTRICAL REF REFRIGERATOR, REFERENCE 2019 CALFORNA REEN BULDERS STADARDS CLDE (CCBC)
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KEY NOTES

EXSTING PICANTE NARTN'S RESTAURANT TO BE REMODELED AND
CONVE

ERTED TO MEDITERRANEAN RESTAURANT.

[E] exsTiNG SETBACK DINENSIONS.
[B] open ouTOOR DINNG AREA.

LEGEND

(E) BULDING N SCOPE

(E) BULDNG(S) NOT PART
OF SCOPE

bl may ba copled, reproduces

N
)
N

I
I
| I
| |
| ‘
‘ |
| ! PROPERTY LNE N
3]
‘ ’ 32
I | i EXSTING EGRESS PATH P
N
‘ I ! | I
wpss
' I | Cl-E88
‘ S£398
C3EH
‘ [ o] B 5
| l — 25 E
| | 4 SIGNING & STRIPING — 2l
Zz2
| A | 0 GENERAL NOTES [TEHE
==
<g
. O 1. SIGNNG AND STRIING SHALL CONFORN TO PART 2 SIGNS & PART 3 MARKINGS OF m 53
= ' ' ' ' THE VENUAL ON UNFORM TRAFFIC CONTROL DEVICES (WUTCD) AND MUTED 2003 NI s
=< CALIFORNA SUPPLENENT DATED NAY 20, 2004, AND ANY ADDENDUNS THERE 10 OR
, | | | | LKTEST EDITON, THESE. PLANS AND SPECIAL PROVISONS.
‘ x 2. PAVENENT LEGENDS SHALL WATCH THE CTY STENCLS (HANKINS STENCLS OR E
> EQUNALENT.
< T = - — === | 3. ALL STRPING AND PAVEVENT MARKINGS SHALL BE REFLECTORIZED AND AFPLED IN
m | | | THO COATS. A NINNUM OF SEVEN DAYS SHALL BE PROVDED BETWEEN RST &
, ‘ | ‘ SECOND COATS.
‘ P W 4. ALL CONFLICTING STRIPINGS, PAVEVENT WARKINCS, AND CURB PANT SHALL BE
C | RENOVED BY WET SMDBLISTING OR CTHER APPROVED NETHOD FRIOR T0
LM INSTALLATION OF NEW STRIPNG. ALL CONFLICTNG RASED PAVENENT NARKERS SHALL
‘ | ! BE REVOVED.
| | | | ‘ 5. PAVENENT THAT IS DAVAGED DUE T0 REMOVAL OF NARKERS OR STRPNG SHALL BE
\ \ \ | REPARED 10 THE SATISFACTION OF THE CTY INSPECTOR.
‘ - =T == | ‘ 6 THE CONTRACIOR SHALL CONTACT THE CITY OF NEWPORT BEACH INSPECTION SERVCES -
I FOR INSPECTION 43 HOLRS PRIOR TO BEGINING OF CONSTRUCTON. =
77777777777 1
! T 7. CONTRACTOR SHALL VERFY ALL EXISTNG CONDITONS AND DNENSIONS BEFORE
STARTING WORK. w
‘ & AL L GO 10 I PN D STOPEOS AL RSPTS s
. ‘ AND SHALL BE SUBLECT 10 APPROVAL BY THE CIY ENGINEER. ]
u I 9. ALL TRAFFC CONTROL WORK_FOR CONSTRUCTION SHALL CONFORM TO PART 6 ~
TEMPORARY TRAFFIC CONTROL OF THE WANUAL ON UNIFORM TRAFFIC CONTROL >
‘ DEVICES (MUTCD) AND MUTD 2005 CALFORN SUPPLEVENT DATED WAY 20, 2004 —
AN ADDENDUMS THERE T0 OR  LATEST EDITON AND ALL 0.SHA. REGUREMENTS. (@]
ADJACENT PROPERTY ‘ 45
> 10 THE CONTRACTOR SHALL HAVE ALL TRAFFIC CONTROL CONSTRUCTON SICIS, s
DELINEATORS, ETC, 10 ENSURE PROPER FLOW AND SFETY OF TRAFAIC WHILE = S w
;U . WORKING N THE STREET. I nse,
Y oEs
75'-0 — ‘ 1. THE CONTRACTOR SHALL WANTAIN ALL TRAFFC CONTROL SIONS, DELNEATORS, ETC, T0 S<5¢
Z ENSURE PROPER FLON AND SAFETY OF TRAFFIC WHLE WORKING IN THE STREET. o =tao
o ! S
67 -4 12, ADDIIONAL TRAFFIC CONTROL DEVICES MAY BE REQURED IN THE FIELD. THE '_ & Yo
m CONTRACTOR SHALL BE RESPONSELE FOR ANY ADDIONAL TRAFFC CONTROL DEVCES < 32z
| REQURED BY THE Y INSPECTOR, REPRESENTATVE T0 ASSURE. PUBLIC SWTETY AT Z £is
> ‘ L TINES. < %33
w
13 THE CONTRACTOR SALL UTLIZE A FLASHAN DURING CONSTRUCTION WORK AS DEEMED) m L Ze
:mJ iR < i | ESSARY BY THE CITY INSPECTOR. a2 2 E%
N ] I-n ‘ l I/ | ! 14, ARROW BOARDS SHALL BE USED ON ANY LANE CLOSURE ON ARTERIAL STREETS. < Wwes=s
— o~ q X QW
' s ! | I | 15, ALL SCN FACE REFLECTIVE SHEETING SHALL BE HGH INTENSTY GRADE WITH mE=aas
‘ AN Z ‘ PROTECTIVE OVERLAY FIN.
| EXSTNG FIRE HYDRANTS N ACCORDAICE WITH NUTCD 2003 CALFORNA SUPPLENENT.
‘ ‘ —_— e e e — e - NO. DATE BY
! ! 4 m ! | I | o 17, CONTRACTOR 0 USE CTY CERTIFED CONSTRUCTION WASTE HAULER. A
S ) — ‘ ! |
N \ & — || . | 2
o | = : : “‘) I
i - | A\
o |
‘ | & I [N
! | |
: : | [ ! o
‘ ‘ ' VICINITY MAP DESION_APPROVAL:
d | ‘ | PERMIT SUBMITTAL: 03-19-2021
J | ‘ ‘ ! 7 e e
‘ | ! & 8D Docs:
‘ w | # b
§
‘ Padig. 246 SCALE____AS NOTED
Const
i v~ L : ,,,,,,, Aty PLOT DATE: 2021-05-23
| \ \ on
' ! ! 108 NUMBER 20-028
ADJACENT PROPERTY | ‘ e o PaeoT oo
1 | LOCATION DRAWN:
‘ ! = STATUS. FOR PERMIT SUBMITTAL
U u 3 TRONT ALEY MR
SITE PLAN &
BALEOA AVENLE ROOF PLAN
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™ X 5" STEEL ANGLE,
3 s PANTED. St
STRUCTURAL DWGS.

TRASH ENCLOSURE ROOF PLAN

NEW CMU WAL

EAST ELEVATION

TRASH ENCLOSURE ELEVATION

SOLID METAL PANEL GATES;
PROVIDE LOCKABLE GATE
HARDWARE AND CANE

BOLTS 70 STEEL SLEEVES
N SLAB/APRON

HEAVY DUTY HINGE

PIPE_ CLAMPS SCREWED
TQ GATE WITH WASHERS
SPACERS 10’ FACILITATE
SLDING

PIPE SLEEVE SET IN

BOnS, Eetewp. 1{3"
ABOVE CONCRE'

SET GATE POSTS (MIN.)
36" INTO CONCRETE
i

noEeno WEST ELEVATION

TING;
CAP/COVERACE

TRASH ENCLOSURE ELEVATION

2

NEW EXTERIOR CMU WALL

ToASH BNS. TYPIOML

X 4
i LOCAL JORISDIGTON

EXISTING EXTERIOR CMU
WALL FOR 320 MARINE AVE.

%

EXISTING EXTERIOR CMU
WALL FOR™ ADJACENT
PROPERTY. TUASH
ENCLOSURE T0 N

HITAGHED N ANY WAY T0
ADJACENT PROPERTY WALL.

7727777777777

%

PAINTED STEEL GATE

777}

V7777777777477

7

TRASH ENCLOSURE PLAN

€
28
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SCALE: 1/4" = 10"

STEEL BASEPLATE w/
EXPANSION ANCHORS PER
STRUCTURAL; NON-SHRINK
GROUT AS REQ'D TO PROVIDE
PLUMB 2 LEVEL NSTALLATON

CMU WALL/CAP BELOW

HSS 4k PER STRUCTURAL
PRIE & PAINT w/ BASE
PLATE; SENI-GLOSS BLACK

POST & BASE DETAIL

SCALE: 1/4" = 1'-0"

EXISTING CMU WAL TO
REMAI

1z

< 2x2x 3/16 FRAME —
CAP AL ENDS.

VERTICALLY APPLIED STEEL
DECKING "CUROCO" PATTERN
#1318 GA COLOR : T0
MATCH PRNARY OF BUILDING
(CHARGOAL).

CONCRETE FILLED, HHS
4x4x{" GATE POST

(3) EQUALLY SPACED HEAVY
DUTY HINGES HOLTED TO CMU
AND GATE.

2 X 14687 NIL
SUPPORT
STRAP

NOTE : GATE IS ALL WELDED
CONSTRUCTION ~ GRID ALL

'S SMOOTH PRIOR TO
PRIME AND PAINT.

TRASH ENCLOSURE GATE POST

SCALE: 1/4" = 1'-0"

VARES - SEE ELEVATIONS

MONOLITHIC POUR
CONCRETE CURE

TRASH ENCLOSURE SECTION

]—— EXISTING EXTERIOR WALL FOR
320 MARNE AVENUE. SEE
STRUCTURAL DRAWINGS.

T STEEL ANGLE, SEE STRUCTURAL
LL :/ DRAWINGS.

—
L = B- |l EXISTING EXTERIOR WALL FOR

EXISTING EXTERIOR WALL.

SCALE: 1/4" = 10"

|} —— 2 X2 X 3/16" ANGLE FRAME

|_— 172" oA HorizoNTAL CaNE

TS 2 X 2 X 120 GATE BACK
SUPPORT

22 GAGALV. STEEL DECK
PROFILE "B” W/ 4" RIB
SPACING

| L——1/2" DIA. VERTICAL CANE

I HOLT WTH STEEL SLEEVE

i AT SLAB PLACED ON BACK
OF GATES

81+

NOTE:
ALL GATE & FRAME SURFACES
T0 HAVE PAINTED FINISH.

TRASH ENCLOSURE GATE

BOLT GATE LOCK. SEE DETAL 9/A1.1

SCALE: 3"=1-0"

DEVELOPNENT STANDARDS FOR NONRESIDENTIAL AND MULTI-UNIT PROJECTS. SOLID WASTE STORAGE AREA(S) SHALL:

COMPLY WITH THE DINENSION, CAPACITY, AND NUMBER REQUIRENENTS IN THIS SUBSECTION AND SHALL BE ADEQUATE IN
BsmeunonTo SR T DELOMET PROUECT;

2 INCLUDE AN ADEQUATE NUNBER OF BINS AND CONTANERS LOCATED WITHIN THE ENCLOSED STORAGE AREAS TO ALLOW
FOR THE COLLECTION AND LOADNG OF SOLID WASTE AND RECYCLABLE NATERIALS GENERATED BY THE DEVELOPWENT PROJECT;

INCLUDE A SIGN THAT IS PERNANENTLY POSTED OR PAINTED ON EACH CONTAINER CLEARLY IDENTIFYING THE CONTAINER
ot 0 T NAUE A THLIPHONE NMBER OF T2 COMF Ao RESPONSBLE 08 WANTANNG ¥ CONTANER:

B APPROPRIATELY LOCATED, ENCLOSED, HAVE A SOLID ROOF, AND BE SCREENED FRON PUBLIC RIGHTS—OF-WAY AND/0R
PUBLIC PROPERTY AS SEEN FROM A POINT SIX FEET ABOVE GROUND LEVEL. SCREENING SHALL CONSIST OF SOLID MASONRY WALLS,
METAL GATES, AND LANDSCAPING;

5 BE CONPATHLE WIH THE SURROUNDNG STRUCTURES AND LAND USES;

 PROPERLY SECLRED TO PREVENT ACCESS BY UNAUTHORIZED PERSONS, WHLE ALLOWING AUTHORIZED PERSONS
fecess 7R DRPooA & NATERIALS;

PROVIDE A CONGRETE PAD WTHN THE FENCED OR WALLED AREA(S) AND A CONCRETE APRON, VHICH FACLITATES THE
HANDUNG OF THE INDIVIDUAL BINS OR CONTAINERS;

PROTECT THE AREAS AND THE INDIVIDUAL BINS OR CONTAINERS PROVIDED WITHIN FRON ADVERSE ENVRONNENTAL
BonOmong AT WA REVDER T COLLERTED WATERALS UNNARKETABLE; AND

9 CONPLY WTH NATIONAL POLLUTANT DISCHARGE ELMNATION SYSTEN (NPDES) AND. REGIONAL WATER QUALITY GONTROL.
BOARD (RNQCE) REQURENENTS.

A

CONDITION OF APPROVAL

I THE TRASH ENCLOSURE HOLDS A DUMPSTER (1.5 CUBIG FEET) AND IS ATTACHED OR WTHIN 5 FEET OF A BULDING, THE TRASH
ENCLOSURE HAS T0 BE PROTECTED BY A FRE SPRINKLER.

SCALE: 3"=1-0"

CORRUGATED
METAL PANEL

SCALE: 3/8" = 1'-0"

TRASH ENCLOSURE SECTION

4R

SCALE: 1/2" = 10"

4" STEEL ANGLE
& G ebors

4 TP,

T PABES (VP
WELDED Tt
ANGLE

3/4” SOLID
SLIDE BOLT

STEEL GATE BOLT LOCK

ARCHITECTURE

10540 Talbert Avenue, Suite 175
Fountain Valley, Califoria 92708
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67'-4”

KEY NOTES

DEMO EXISTNG WINDOW.
DEMO EXISTING DOOR.

DEMO BATHROOM AND ALL WALLS & FIXTURES.
DEMO WATER HEATER.

DEMO ELECTRICAL BOX.

DEMO PORTION OF EXISTING EXTERIOR WALL.
DEMO INTERIOR WALL AS SHOWN.

DENO EXISTING KITCHEN COMPLETE.

DEMO EXISTING SOFT DRINK. MACHINES.

DEMO EXISTING COUNTER.

EXISTING FOOTPRINT OF RESTRODM REMAINS. FF&E TO BE UPGRADED.

SEE SCHEDULES.

EXISTING COLUMN TO REMAIN.

NOT PART OF SCOPE— EXISTING TO REMAIN.

EXISTING SETBACKS TO REMAIN. ALL SETBACKS SHALL BE MEASURED
TO FACE OF FINISH

DEMOLITION NOTES

25
NN

N\

: \
< §§

. \
; \
5 \
o~ §§
N\

2 N\

2 \\

: N\
N\

= §§

\

\\

\

\\\\\\\\\\\\\\\\\\\\\\\\§§

: \
- ! §
N

%

N

\

\

N

\

\

\

: \
- \

N

\

\

. \
i \

N

5 \
- ! §
\

\

N

\

\

SUITE B §

e \

. \

\

\

\

\

\

\

\

N

=== &

H.

OBTAIN DENGLITION PERMITS AND INCLUDE ALL COSTS OF SAME IN
CONTRACT PRICE.

FURNISH AL LABOR AND MATERIALS/EQUIPMENT TO GOMPLETE
DEMOLITION AND REMOVAL OF ALL ITEMS AS NDICATEL

GC SHALL KEEP CONSTRUCTION AREA FREE OF DUST AND DEBRIS
FOR THE DURATION OF CONSTRUCTION,

IF ANY QUESTIONS ARISE AS TO THE REMOVAL OF ANY MATERIAL,
CLARIFY THE POINT IN QUESTION WITH THE ARCHITECT BEFORE
PROCEEDING.

AT COMPLETION F DEMOLITON WORK. THE GONSTRUCTION AREAS
E LEFT IN "BROOM CLEAN" CONDITION. AL DEBRIS AND
THCHLNEDUS MATERAL SHALL e REMOVED,

ALL DEBRIS REMOVAL SHALL BE PERFORNED IN ACCORDANCE WITH
BUILDING MANAGEMENT REQUIRENENTS AND PROCEDURES.

AS DIRECTED BY BUILDING MANAGEMENT. ALL DOGRS, FRAMES,
HARDWARE, MECHANICAL [TEMS, PLUMBING FIXTURES, LIGHT
FIXTURES, (NCLUDING DOWNSPOUTS AND FLLIORESCENTS). A
EQURNENT_SHOWN TO BE REUOVED, SHALL oE ciERn an
TED, SAVED AND REUSED AS DIRECTED
TRREN, OF RETURNED 10 BULDING STocK.

IN PARTITIONS TO BE REMOVED, REMOVE AND CAP ALL DUTLETS,
SWITCHES, WRES, THERMOSTATS, ETC.. TO THER SOURCE.

GC SHALL BE RESPONSIBLE FOR PATCHING AND/OR REPARING ANY
DAVAGE CAUSED BY il OF HS SUBGCS TO EXSTING

ONSTRUCTION PUBLIC CORRIDORS, RESTROOMS OR TENANT
e TN T WA BTG ABOACENT FNISH: OR A5
NOTED HEREIN.

NO,EXSTING SOKE DETECTOR, PUBLIC ADDRESS SPENCER, FIRE
ALARM BOX OR SIMILAR DEVICE, INCLUDING THE ASSOCIATED WRING
S B bAoA SED -DURNG, SEMOLITION.AND. SUBSEQUENT
CONSTRUCTION. RELOCATION OF SMOKE DETECTORS, PUBLIC
ADRESS SPEAKERS AND, FIRE ALARI EQUPVENT, NEGESSITATED
NSTRUCTION, SHALL BE_ ACCOMPLISHED AS A
BT AND. PER THE PLANS, N0 P
TSk CVERED DR TRRWISE REWOVED OR LSED FOR OTHER
THAN ITS INTENDED PURPOSE.

REMOVAL OF ANY EQUIPMENT, CABLING SWITCHES, AND CONDUIT
PERTAINING 10 DATA/COMMUNICATIONS AND_TELEPHONE SHALL BE
VERIFIED WTH TELEPHONE COMPANIES AND TENANT.

REMOUE ALL EXSTING MATERALS, WHICH WOULD CAUSE RISES OR
DEPRESSIONS IN NEW FLOORING SURFACE, SUCH AS FASTENERS,
BUTLET CORES. COVER PLATES, RESLIENT FLOGR COVERNES,
CARPET, CARPET PAD, FLASH PATCH, CONCRETE FILL, PLYWOOD,
ETC.

DEMOLITON 1S NOT NECESSATLY LMITED T0 WHAT IS SHOMN oN
THE INTENT IS TO INDICATE THE GENERAL S|

BEMOLTION. REGUIRED. T0. GONPLETE THE WORK 1N AGEORDANGE

WITH THE CONTRACT DWGS,

RATED WALLS SHALL NOT BE PENETRATED UNLESS THE RATING IS
MAINTAINED.

ALL FLOORS SHOULD BE LEVEL AND NOT VARY MORE THAN 1/4” IN
100" THE GC SHALL NOTIFY ARCHITECT OF ANY CONDITIONS
THAT DO NOT MEET THIS STANDARD.

Copyright © 2019 _Mogell
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TENANT IMPROVEMENT

EXISTING RESTAURANT REMODEL

320 MARINE AVENUE, SUITE B
NEWPORT BEACH, CA 92656

BALBOA GRILL

DEMO FLOOR PLAN- GRADE LEVEL 1 (RESTAURANT)

SCALE: 1/4" =1-0"

DEMO LEGEND T
NO. DATE BY
AREA NOT RART OF SCOPE. ﬁ
EXISTING INTERIOR WALLS, DOORS, RELITES, A
CABINETS AND SHELVING TO BE REMOVED A\
(SHOUN DASHED). INCLUDING ELECTRICAL A
TEMS ATTACHED T0 WALl [
2 DT D DMENIONS ISSUE_ DATES

RECUSE ITEMS IN EXCELLENT CONDITION, OR
RETURN TO OWNER FOR STORAGE.

EXISTING CONSTRUCTION TO REMAIN.
:/\: EXISTING DOOR TO REMAIN.

= ——  EXISTNG B/S FULL HT. RELITE TO REMAIN

LEGEND NOTE:

1. REFER TO REFLECTED CEILING PLAN FOR FIXTURE
RELOCATION INFORMATION.

IMENSIONS WERE FIELD VERIFIED BY ARCHITECT
)

DESIGN_APPROVAL:

PERMIT SUBMITTAL: 05-19-0121

PERMIT_RECEIVED:

B0 DOCS

CONSTR. DOCS:

2436 SCALE. AS NOTED

EXISTING B/S PARTIAL HT. RELITE TO REMAN.

PLOT DATE. 2021-05-23

CADFILE

408 NUMBER 20029

CHECKED:

DRAWN:

STATUS: FOR PERMIT SUBMITTAL

DEMO FLOOR PLAN

A2.0




S,

SETBACK-, 3-9" 264" 0" SETBACK (oo vese o vemreo o Snceer ) KEY NOTES

f [2] woT PaRT OF SCOPE- EXISTNG TO REMAN.

NEW 46 SF TRASH ENCLOSURE (MIN 32 SF) TO MEET GITY GODE
STANDARDS. SEE TRASH ENGLOSURE DETAIS, SHEET ALT

(5] VEW KTOHEN EQUPHENT AND LiYOUT (SEE KTCHEN PLAKS FOR BETALS)

GARAGE SPACE/PARKING TO REMAIN.
[5] NEW OUTOOGR PATIO DINNG AREA AT BUILDING FRONTAGE.

5.0’

[5] ExsmG sTARS To REMAN

, SETBACK

UPSTAIRS APARTNENT/RESIDENCE TO REMAIN WITH NO CHANGE.
NEW COUNTERTOP WITH BASE CABINETS. SEE DETAL 7/A5.3
[S] NEW SERVICE COUNTER. SEE DETAIL 6/A5.3

EXISTING SETBACKS TO REMAIN. ALL SETBACKS SHALL BE MEASURED TO
FACE OF FINISH.

PICK-UP GOUNTER FOR DINE-IN AND TO-GO ORDERS.

PROPOSED LOCATION FOR ANSUL FIRE PULL. SEE KITCHEN SHEETS FOR
ADDITIONAL INFORMATION.

R RATED COLUMN FURRING, SEE DETAIL 8/45.3

DESIGNATED WASt
INTO SEVER_SYSTE)

MIN 3 W X 3 D X

m S bGP FoR
SUTE A

EXISTING

Copyright © 2019 _Mogell

NEW FRE SPRINKLER NEW GATE TO DIRECT A RESIDENT IN CASE OF EMERGENCY.

INSTALLED INSDE DIRECTIONAL EXIT SIGNAGE.

TRASH ENCLOSURE

19'-8 1/2"

“NOT AN EXIT® SIGNAGE ON FACE OF GATE IN DIRECTION OF REAR

182 SF STAIRWELL.

175
California 92708
Tel (949) 515-9600

www.magellanarchitects.com

Copyright © 2013 Mogalon Architacture

NEWPORT BEACH FIRE}

COE. SEE PLUUBING £STNG HoSE B1a LocATION

NS FOR
ADDITIONAL DETALS. EXTERIOR WALL OF ADJACENT PROPERTY. TRASH ENCLOSURE WILL NOT BE
ATT WAY.

ACHED, TO ADJACENT PROPERTY WALL IN ANY

ARCHITECTURE

o PLAN NOTES

A. DO NOT SCALE DWGS, WRITTEN DIMENSIONS GOVERN. ALL PARTITION
LOCATIONS SHALL BE AS SHOWN ON PARTITION PLAN. IN CASE OF
CONFLICT NOTIFY_ARCHITECT. PARTITION PLAN BY ARCHITEGT TAKES
PRECEDENCE DVER ALL OTHER PLANS.

Fountain Valley,

10
5.1

Magelian

B ALL GYPSUM BOARD PARTITIONS SHALL BE TAPED, SPACKLED AND
SANDED SMOOTH WITH NO WISBLE JOINTS. PATCH AND REPAIR
SURPACES To MATCH ADUACENT OF ADIGINING SURFACES WHERE
REQUIRED. AL SURFACES SHALL BE ALIGNE!

C AL PARTITIONS ARE DIVENSIONED FROU FWISH FAGE OF oli8 10
FINIH FACE OF GWB UNLESS OTHERWSE NOTED. ALL DIVENSIONS

(ARKED " SHALL BE MANTANED AND SHALL ALLOW

FOR THIGKNESSES OF AL WALL FIMSHES.

D. DIMENSIONS MARKED + MEAN A TOLERANCE NOT GREATER NOR
LLER THAN 2 INCHES FROM INDICATED DIMENSION, U.O.N. VERIFY
FIELD DIMENSIONS EXCEEDING TOLERANCE WITH THE ARCHITECT.
SECURE  ARCHITECT'S APPROVAL.

E. NOTIFY ARCHITECT IN WRITING OF ANY DISCREPANCIES OR CONFLICTS

D BY THE ARCHITEGT FRIOR TO PARTITION

b
INSTALLATION,

F. REFER TO SHEET A0 FOR ADDITIONAL NOTES, LEGENDS, SYMBOLS,
ABBREVIATIONS, AND SCHEDULES.

674"

G. DIMENSIONS LOCATING DOORS ARE TO THE INSIDE EDGE OF JAME,
UON.

H. "ALIGN MEANS TO ACCURATELY LOCATE FINISHED FACES IN THE
SAME PLANE.

I MODIFY EXISTING SUBSTRATE AS REQUIRED TO REGEIVE NEW FLOORING
MATERIALS, THUS PREVENTING NOTICEABLE LUMPS OR DEPRESSIONS.

4 ALL WORK SHALL BE ERECTED AND INSTALLED PLUMB, LEVEL, SQUARE
AND TRUE.

) =

L K. REFER T0 MLLWORK SHCP DMGS FOR SPECFIC DETALS OF
COORDINATION BETWEEN DRYWALL/MILLWORK CONDITIONS.

L ALL EXSTING AND NEW FLOOR PENETRATIONS FOR FIPNG SHALL 5t

FULLY PACKED AND SEALED IN' ACCORDANCE WITH THE APPLICKBLE
BUILDING AND FIRE CODE:

30" 2-6" 9"

SERVICE
STATION
M. ALL MILLWORK TO BE FASTENED TO THE PARTITION. PROVIDE
NON—COMBUSTIBLE BLOCKING FOR ALL MILLWORK NOT SUPPORTED &Y
FLOOR OR ABOVE 4'-0" HT. ALL CONCEALED LUMBER & BLOCKING TO

BE FIRE TREATED.

70 SF.

N. GC TO PROVIDE SHOP DWCS FOR CASEWORK.

TENANT IMPROVEMENT

EXISTING RESTAURANT REMODEL

320 MARINE AVENUE, SUITE B
NEWPORT BEACH, CA 92656

BALBOA GRILL

-8 1/2"

0. ALL NTERIOR FINISH MATERALS APPLIED TO WALLS & CELINGS SHALL
E TESTED AS SPECFIED N CBC 2016 SECTION B03.

REVISIONS

WALL LEGEND

DATE BY

SHADED WALLS INDICATE NEW WORK:

AREA NOT PART OF SCOPE.

AREA CONVERTED TO OUTDOOR DINING. 345 SQ
FT.NET PUBLIC AREA

=

14'-4"

ISSUE DATES

AREA FORMALLY COVERED EXTERIOR SPACE. 57
s FT. DESIGN_APPROVAL:

AREA CONVERTED TO OUTDOOR CIRCULATION PERMIT SUBMITTAL: L5-19-200
SPACE. 37 SQ F PERMIT RECENED:

NEW NON-STRUCTURAL DEMISING WALLS. SEE 80 DOCS

SHEET 3/A5.3 FOR DETAILS. CONSTR. DOCS:

1

NEW EXTERIOR WALLS. SEE SHEET DETAL
&6 /M. 2. 24535 SOALE AS NOTED

)

EXISTING WOOD STUD WALL 16" 0.C. TO B PLOT DATE. 2021-05-23

2-HR RATED. SEE SHEET DETAIL 12/A53 CAD FILE

EXISTING CONSTRUCTION TO REMAIN. 408 NUMBER 20029

CHECKED:

EXISTING DOOR TO REMAIN. DRAWIN:

0" SETBACK~, 10
0" SETBACK

STATUS: FOR PERMIT SUBMITTAL

NEW DOOR.

EXISTING B/S FULL HT. RELITE TO REMAIN. NEW FLOOR PLAN

EXISTING B/S PARTIAL HT. RELITE TO REMAIN.
FEC FIRE EXTINGUISHER (2A~10BC) Az 1
.

(o0 DOOR TAG. SEE SHEET A5.2

NEW FLOOR PLAN- GRADE LEVEL 1 (RESTAURANT) EXISTING FLOOR PLAN- LEVEL 2 (RESIDENCE)

SCALE: 1/4" =1-0" SCALE: 1/4" =

o




KEY NOTES

[] NEW FAUX BEAMS N CEILING. SEE GEILNG DETALS AS.t

NEW EXTERIOR STUCCO WAL
h

EXISTING EXTERIOR STARS AND RAILNG TO REMAIN.

NEW, STOREFRONT DOOR WITH GLASS S LITE, SEE FINSH PLAN

NEW WNDOW OPENING WITH ROLL-UP FOR SECURITY

NEW WALK-UP_COUNTERTOP. HEIGHT OF COUNTERTOP TO BE ADA
COMPLIANT. SEE FINISH PLAN A2.3

NEW CENTER COLUMN AT EXTERIOR FACE OF BUILDING,
NEW WNDOW TO ALIGN WTH HEIGHT OF COLNTERTOP WINDOW.

NEW WAL FINISH. SEE FINISH PLAN A2.3.

EXISTING EXTERIOR WALL FINISH TO RENAIN

EXISTING EXTERIOR WINDOWS AT APARTMENT LEVEL TO RENAN.
EXISTING ROOF TO REMAN.

EXTERIOR. AVNING.

EXTERIOR CELING MOUNTED SPACE HEATERS.

EXTERIOR ENTRY DOOR TO APARTNENT TO REMAIN

EXTERIOR GARAGE DOOR TO REMAN.

PATIO SHALL REMAIN OPEN AND UNENCLOSED AT ALL TMES.
LOCATION FOR NEW TRASH ENCLOSURE. SEE SHEET AL FOR DETALS.

NEW EXTERIOR EXIT DOOR.

PLAN NOTES

~
T

EXTERIOR ELEVATIONS

SCALE: 1/4" =1-0"

=

o =z

DO NOT SCALE DWGS, WRITTEN DIMENSIONS GOVERN. ALL
PARTITION LOGATIONS SHALL BE AS SHOWN ON PARTITION PLAN.
IN_CASE OF CONFLICT NOTIFY ARCHITECT. PARTITION PLAN BY
ARCHITECT TAKES PRECEDENCE OVER ALL OTHER PLANS.

ALL GYPSUM BOARD PARTITIONS SHALL BE TAPED, SPACKLED AND
SANDED SMOOTH WITH NO WISIELE JQINTS. PATCH AND REPAIR
SURFACES TO MATCH ADJACENT OR ADJOINNG SURFACES WHERE
REQUIRED. AL SURFACES SHALL BE ALIGNED.

ALL PARTITIONS ARE DIMENSIONED FROM FINISH FACE OF GWB TO
FINISH FACE OF GWB UNLESS OTHERWISE NOTED. AL DIMENSIONS
MARKED 'CLEAR” OR "CLR® SHALL BE MAINTAINED AND SHALL
ALLOW FOR THICKNESSES OF ALL WALL FINISHES. U.ON.

DIMENSIONS MARKED + MEAN A TOLERANCE NOT GREATER NOR
SMALLER THAN 2 INCHES FROM INDICATED DIMENSION, U.ON.
VERIFY FIELD DIMENSIONS EXGEEDING TOLERANGE WITH THE
ARCHITECT, SECURE ARCHITECT'S APPROVAL.

NOTIFY ARCHITECT IN WRITING OF ANY DISCREPANCIES OR
CONFLICTS N THE LOCATION(S) OF NEW CONSTRUCTION. UPON
COMPLETION OF PARTITION LAYOUT, NOTIFY ARCHITECT.
VERIFICATION OF THE LAYOUT TO BE PROVIDED BY THE ARGHITECT
PRIOR T0 PARTITON INSTALLATION.

REFER TO SHEET AQ.1 FOR ADDITIONAL NOTES, LEGENDS, SYMBOLS,
ABBREVIATIONS, AND SCHEDULES.

DIMENSIONS LOCATING DOORS ARE TO THE INSIDE EDGE OF JAMS,
UON.

“ALIGN" MEANS TO ACCURATELY LOCATE FINISHED FACES IN THE
SAME PLANE.

MODIFY EXISTING SUBSTRATE AS REQUIRED TO RECEIVE NEW
FLOORING MATERIALS, THUS PREVENTING NOTICEABLE LUMPS OR
DEPRESSIONS.

ALL WORK SHALL BE ERECTED AND INSTALLED PLUMB, LEVEL,
SQUARE AND TRUE.

REFER TO MILLWORK SHOP DWGS FOR SPECIFIC DETALLS OF
COORDINATION BETWEEN DRYWALL/MILLWORK CONDITIONS.

ALL EXISTING AND NEW FLOOR PENETRATIONS FOR PIPING SHALL
BE FULLY PACKED AND SEALED IN ACCORDANCE WITH THE
APPLIGABLE EUILDING AND FIRE GODES.

ALL MILLWORK TO BE FASTENED TO THE PARTITION. PROVIDE
NON—COMBUSTIBLE BLOCKING FOR ALL MILLWORK NOT SUPPORTED
'Y FLOOR OR ABOVE 4'-0" HT. AL CONCEALED LUMBER &

BLOCKING TO BE FIRE TREATED.

GC T PROVIDE SHOP DWGS FOR CASEWORK.

ALL INTERIOR FINISH MATERIALS APPLIED TO WALLS & CEILINGS
SHALL BE TESTED AS SPECFIED IN CBC 2016 SECTION 803.

Copyright © 2019 _Magellan Architecture
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TENANT IMPROVEMENT

EXISTING RESTAURANT REMODEL

320 MARINE AVENUE, SUITE B
NEWPORT BEACH, CA 92656

BALBOA GRILL

REVISIONS
NO. DATE BY
A

A

A

VN

A
A

ISSUE DATES

DESIGN_APPROVAL:

PERMIT SUBMITTAL: 05-19-0121

PERMIT_RECEIVED:

B0 DOCS

CONSTR. DOCS:

2436 SCALE. AS NOTED

PLOT DATE. 2021-05-23

CADFILE

408 NUMBER 20029

CHECKED:

DRAVIN:

STATUS: FOR PERMIT SUBMITTAL

EXTERIOR
ELEVATIONS

A3.1




COMMUNITY DEVELOPMENT DEPARTMENT

PLANNING DIVISION
100 Civic Center Drive, P.O. Box 1768, Newport Beach, CA 92658-8915
949-644-3200
www.newportbeachca.gov

ZONING ADMINISTRATOR ACTION LETTER

Subject: Port Plaza Comprehensive Sign Program (PA2021-030)
= Comprehensive Sign Program No. CS2021-001

Site Location 2865 E Coast Highway

Applicant Cogent Signs

Legal Description Tract 323 Lot 6 Block F and Corona Del Mar Lots 1/3/5 Block 534

On April 16, 2021, the Zoning Administrator approved Comprehensive Sign Program No.
CS2021-001 allowing a change to the illumination parameters authorized by the previously
approved Sign Program No. CS2010-006 (PA2010-171) for the multi-tenant Port Plaza
Building. No additional signage is proposed. This approval is in accordance with the
provisions of Chapter 20.42 (Sign Standards) of the Newport Beach Municipal Code
(NBMC) as demonstrated below. Once effective, Comprehensive Sign Program No.
CS2021-001 shall supersede Comprehensive Sign Program No. CS2010-006, which will be
rendered null-and-void.

LAND USE AND ZONING

e General Plan Land Use Plan Category: CC (Corridor Commercial)

e Zoning District: CC (Commercial Corridor)

e Coastal Land Use Plan Category: CC-B (Corridor Commercial) - (0.0 - 0.75 FAR)
e Coastal Zoning District: CC (Commercial Corridor)

SUMMARY

The existing Comprehensive Sign Program contains the following signage:
+ Three (3) wall-mounted signs for a combination of both building identification and
tenant identification
s One (1) legal nonconforming projecting sign for tenant identification
s Eleven (11) awning signs for tenant identification
» Incidental door decal signs and vehicle-oriented directional signs within the parking
lot

The requested amendment allows the wall-mounted sign on the fagade of the building
fronting East Coast Highway to be illuminated whereas the previous approval only allowed
for a nonilluminated wall-mounted sign.

The Comprehensive Sign Program (hereafter “the Program”) is required for this site because
signage is located above the second-story level of a multi-story building, as well as to allow
the following deviations from the Zoning Code:


http://www.newportbeachca.gov/

Port Plaza Comprehensive Sign Program (PA2021-030)
April 16, 2021
Page 2

1. The identification of multiple tenants in addition to building identification;

2. Multiple signs per tenant that may include a combination of a wall sign and/or an
awning sign, and/or identification on the existing nonconforming projecting sign;

3. The installation of wall signs above two (2)-story windows;

4. Wall sign placement outside of the middle fifty (50) percent of the building or tenant
frontage; and

5. The installation of a tenant identification wall sign for a second story tenant that does
not have an exterior entrance.

This approval is based on the following findings and standards and subject to the following
conditions.

FINDINGS AND STANDARDS FOR APPROVED SIGNS

Finding

A. The project is exempt from environmental review under the requirements of the
California Environmental Quality Act pursuant to Section 15311, Class 11 (Accessory
Structures).

Fact in Support of Finding:

1. Class 11 exempts minor structures accessory to existing commercial facilities,
including signs. The Program includes signs that are incidental and accessory to the
principal commercial use of the property and do not intensify or alter the use.

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 Program complies with the purpose and intent of Chapter 20.42 (Sign Standards)
because it provides the building tenants with adequate identification while guarding
against the excessive proliferation of signs.

2. The property contains a multi-story, multi-tenant building with three (3) visible
frontages. Due to the amount of visibility on multiple sides, additional project
identification and tenant signs will provide greater convenience and ease of direction
for visitors to the property.

Tmplt: 07-25-19



3.

Port Plaza Comprehensive Sign Program (PA2021-030)
April 16, 2021
Page 3

The purpose of a comprehensive sign program is to integrate all a project’s signs into
a single design theme that will create a unified architectural statement and limit
signage and the overall size of signs on building wall facades and awnings. The unique
architecture of the building coupled with the window placement limits the location of
signage to areas such as the valance of existing awnings on the exterior of the first
floor. The Program as designed will unify the awnings into a single sign type while
creating standards for a major tenant wall sign, building identification signs and the
nonconforming projecting sign.

A condition of approval has been included in The Program requiring the illuminated
signs to be installed and maintained in compliance with 20.42.060.H (Provisions
Applying to All Sign Types) which will ensure the illumination does not become
disruptive, unsafe, or a nuisance.

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 for use by multiple commercial tenants and the signage design has been
integrated with the design and character of the building.

2. The surrounding development along East Coast Highway is commercial uses within
multi-tenant buildings. The surrounding signage is eclectic and includes the use of
wall, roof, pylon, window, awning and pole signs. The Program does not appear out
of place and is harmonious with surrounding development and signage.

3. The adjacent use to the rear of the project site is residential; however, no illuminated
signage is proposed along the rear facade of the property.

Standard

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

exempt signs.

Fact in Support of Standard:

1. The Program addresses all project signage. Temporary and exempt signs not
specifically addressed in the sign program shall be regulated by the provisions of
Chapter 20.42 (Sign Standards) of the NBMC.

Standard

Tmplt: 07-25-19



Port Plaza Comprehensive Sign Program (PA2021-030)
April 16, 2021
Page 4

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 project site is for the use of multiple commercial tenants and has been designed
to be effective for such uses.

2. It is not anticipated that future revisions to the program will be necessary to
accommodate normal changes in tenants or uses. However, flexibility has been
incorporated into the Program’s Matrix (Attachment No. ZA 2) to allow minor
deviations from the proposed signs.

3. Consistent with Chapter 20.42 (Sign Standards), the Director may approve minor
revisions to the 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].

Facts in Support of Standard:

1.

The Program proposes deviations to the number of signs, placement of signs, and the
ability for second story tenants with no exterior access to have signage. These
deviations will enhance the identification and visibility of the commercial tenants from
East Coast Highway and adjacent streets.

Allowing the installation of wall signs above the second-story windows is appropriate
given the multi-story design of the building with different tenants occupying the
various floors and due to the building’s location within the commercial corridor of
Corona del Mar that is more retail in nature.

The Program allows for wall signage that falls outside of the middle fifty (50) percent
of the building and/or tenant frontage. The facade of the building is treated with
brickwork between windows along East Coast Highway, which limits where wall
signs can be placed, and the proposed locations are an adaptation to the unique
architecture of the building.

Standard

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

prohibited by this Chapter [Chapter 20.42].

Tmplt: 07-25-19



Port Plaza Comprehensive Sign Program (PA2021-030)
April 16, 2021
Page 5

Facts in Support of Standard:

1. The Program acknowledges the existence of a nonconforming projecting sign. The
nonconforming sign can only be altered in compliance with NBMC Section 20.42.140
(Nonconforming Signs).

2. The Program does not authorize the use of prohibited signs.

Standard

H. Review and approval of a Comprehensive Sign Program shall not consider the signs’
proposed message content.

Fact in Support of Standard:

1. The Program contains no regulations affecting sign message content.

CONDITIONS

1. The development shall be in substantial conformance with the approved site plan,
details, and elevations, except as noted in the following conditions.

2. Upon demolition or substantial structural and nonstructural changes to the exterior
of the development on which this approval is based, this Comprehensive Sign
Program shall be rendered nullified and a new Comprehensive Sign Program shall
be obtained for the new or altered development in accordance with the Newport
Place Planned Community District Regulations and the Zoning Code Provisions in
effect at the time the new development is approved.

3. Locations of the signs are limited to the designated areas and shall comply with the
limitations specified in the Sign Program Matrix included in Attachment No. ZA 2 and
any applicable sight distance provisions of NBMC Chapter 20.42 (Sign Standards)
or required by the Public Works Department.

4.  Any future awnings with sign copy are to be located directly above a door or window
and shall not exceed the width of said door or window and shall adhere to Section
20.42.080.A (Standards for Specific Types of Permanent Signs) of the NBMC.

5. Each illuminated sign be installed and maintained in compliance with Section
20.42.060.H (Provisions Applying to All Sign Types). Any new sign shall be subject
to a thirty (30) day review period, during which time the Director may determine that
a reduction in illumination or turning off of illumination is necessary due to negative
impacts on surrounding property or the community in general. In addition, and at any
time, the Director may order the dimming or turning off any illumination found to be
excessively bright. The Director’s determination will be made without regard to the
message content of the sign.

Tmplt: 07-25-19



Port Plaza Comprehensive Sign Program (PA2021-030)
April 16, 2021
Page 6

6. All signs shall be maintained in accordance with Section 20.42.170 (Maintenance
Requirements) of the NBMC. Temporary and exempt signs not specifically
addressed in the program shall be regulated by the provisions of Chapter 20.42 of
the NBMC.

7. In accordance with Section 20.42.120(F) — (Revisions to Comprehensive Sign
Programs) of the NBMC, the Community Development Director may approve minor
revisions to the Sign Program if the intent of the original approval is not affected.
This may include deviations on the tenant configurations, such as combining or
dividing suites.

8. Prior to issuance of building permits, the applicant shall submit to the Planning
Department an additional copy of the approved architectural plans for inclusion in
the Planning file. The plans shall be identical to those approved by all City
departments for building permit issuance. The approved copy shall include
architectural sheets only and shall be reduced in size to 11 inches by 17 inches. The
plans shall accurately depict the elements approved by this approval and shall
highlight the approved elements such that they are readily discernible from other
elements of the plans.

9. A building permit shall be obtained prior to commencement of the construction
and/or installation of the signs.

10. A copy of the approval action letter, including conditions of approval and sign matrix,
shall be incorporated into the City and field sets of plans prior to issuance of the
building permits for the freestanding signs, and the initial wall sign installations to
identify this approval as the authority for location, size and placement.

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 Port Plaza
Comprehensive Sign Program including, but not limited to Comprehensive Sign
Program No. CS2021-001 (PA2021-030) and the determination that the project is
exempt under the requirements of the California Environmental Quality Act. 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.

Tmplt: 07-25-19
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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. For additional information on filing an appeal, contact the
Planning Division at 949-644-3200.

Prepared by: Approved by:

Joselyn Peréz () Jaife Murillo
Assistant Planner Zoning Administrator
BMZ/jp

Attachments:  ZA 1 Vicinity Map

ZA 2 Comprehensive Sign Program Matrix
ZA 3 Project Plans

Tmplt: 07-25-19
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VICINITY MAP

Comprehensive Sign Program No. C52021-001
PA2021-030

2865 E Coast Highway
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Port Plaza Building
2865 East Coast Highway
Comprehensive Sign Program Matrix No. CS2021-001 (PA2021-030)

Frontages:

a) East Coast Highway (North)
b) Parking Lot (South)
c¢) Heliotrope Avenue (East)

Sign Type Frontage Dimensions Other Specifications
Sign Type la Wall Sign Coast Highway | Maximum Number: 1 - Internal illumination is permitted only if the
Tenant ID sign background is opaque and only the
Maximum Sign Area: 75 sq. ft. portion of sign that appears as illuminated is

the actual lettering and/or logo
Maximum Letter/Logo Height: 36”

Sign Type 1b Wall Sign Parking Lot Maximum Number: 1 - lllumination not permitted
Building ID
Maximum Sign Area: 30 sq. ft.

Maximum Letter/Logo Height: 36"

Sign Type 2 Projecting Sign | Coast Highway | Maximum Number: 1 - Nonconforming sign may only be altered in
Tenant ID compliance with NBMC Section 20.42.140

Maximum Sign Area: 132.5 sq. ft. (Nonconforming Signs).




Port Plaza Comprehensive Sign Program (PA2021-030)

Attachment No. ZA 2

Sign Type 3 Wall Sign Parking Lot Maximum Number: 1 - lllumination not permitted
Tenant ID
Maximum Sign Area: 25 sq. ft. per sign
Maximum Letter/Logo Height: 36”
Sign Type 4 Awning Sign Coast Maximum Number: 11 - Not to exceed letter height of 11”
Tenant ID Highway,
Heliotrope, - Limited to 60 percent of entire awning width
Parking Lot
- Sign copy only permitted on the lower valance
Sign Type 5 Various - Not to cover more than 20 percent of the total
Door Decals of each window or door area
Sign Type 6 Parking Lot Maximum Sign Area: 4 sq. ft. - Not to exceed 5-6” in overall posted height

Parking Signs

Notes/Requirements:

a) Sign locations shall be as depicted on approved plans.

b) Wall signs shall be constructed of individual channel letters and attached per mounting details depicted on approved plans.

¢) Requirements for all signs per Newport Beach Municipal Code (NBMC) Chapter 20.42 (Sign Standards), except as provided in this sign matrix.
d) Sign Designs shall be consistent with Citywide Sign Design Guidelines Manual.
e) Pursuant to NBMC Section 20.42.120(F), the Community Development Director may approve minor revisions to this approval if the intent of the
original approval is not affected.
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100 Union Bank

150 CDM Drugs

200 Integrated Oncology Network

300 Zarrabi MD

340 Integrated Oncology Network, LLC
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OVERALL VIEW

SIGN #
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SIGN DESCRIPTION EXISTING SIGNS

CENTER BUILDING ID - PORT PLAZA

CENTER BUILDING ID - PORT PLAZA / NON ILLUM. SOUTH
DVF BLADE SIGN FOR TWO MAJOR TENANTS / ILLUMINATED NORTH
MAJOR TENANT WALL SIGN | NON ILLUM, LETTERS SOUTH
CENTER 1.D. BLACK AWNING WITH PAINTED WHITE COPY SOUTH
BLACK AWNING WITH PAINTED WHITE COPY / NON ILLUM. EAST
BLACK AWNING WITH PAINTED WHITE COPY / NON ILLUM. NORTH
BLACK AWNING WITH PAINTED WHITE COPY / NON ILLUM. NORTH
BLACK AWNING WITH PAINTED WHITE COPY | NON ILLUM, NORTH
BLACK AWNING WITH PAINTED WHITE COPY / NON ILLUM. NORTH
BLACK AWNING WITH PAINTED WHITE COPY / NON ILLUM. NORTH
BLACK AWNING WITH PAINTED WHITE COPY / NON ILLUM. EAST
BLACK AWNING WITH PAINTED WHITE COPY / NON ILLUM. EAST
BLACK AWNING WITH PAINTED WHITE COPY / NON ILLUM, EAST
BLACK AWNING WITH PAINTED WHITE COPY / NON ILLUM. EAST
DOOR DECALS M/A
DOOR DECALS N/A
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40" To Grade

ooors 551 73] TYPICAL DOOR LAYOUT (DOUBLE DOOR) TWO SETS
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SPECIFICATIONS:
MANUFACTURE AND INSTALL SECOND FIRST SURFACE VINYL GRAPHICS.

LOGO:
ARLON PEACOCK RED VINYL #223,
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SPECIFICATIONS:

MANUFACTURE & INSTALL (5) NEW 125" ALUMINUM PANELS
PAINTED METALLIC SILVER #281-342 W VINYL COPY. MOUNT
ON NEW 2° SQUARE TUBE PAINTED METALLIC SILVER #281-342.

COPY: ARLON SAPPHIRE BLUE #17 VINYL
LOGO: ARLON PEACOCK RED #2223 VINYL
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