
CITY OF NEWPORT BEACH 
ADMINISTRATIVE HEARING 
STAFF REPORT 

July 17, 2025 
Agenda Item No. 1 

SUBJECT: 
Three-Year Construction Time Limit Extension in Accordance with 
Newport Beach Municipal Code (NBMC) 15.02.095 (Addition of 
Sections 105.3.3, 105.3.4 and 105.3.5), Section 105.3.4, Item 2 

PERMITS: X2019-4084, S2025-0069 

SITE LOCATION: 2495 Ocean Blvd 

APPLICANT: Andrew Patterson 
 PROPERTY 
OWNER: Sheehy, Brian L Trust; The Carnation Cove Trust 

BUILDING 
INSPECTOR: Jason Rudenick, Senior Building Inspector 

PREPARED BY: Tonee Thai, Chief Building Official - 949-718-1867, 
tthai@newportbeachca.gov  

PROJECT SUMMARY 

THE PROJECT IS TO CONSTRUCT A NEW 6,614 SF SINGLE-FAMILY DWELLING 
WITH ATTACHED 656 SF GARAGE, 517 SF BALCONY, 665 AND 257 SF CABANAS, 
AND A 444 SF LOGGIA. 

CONSTRUCT NEW 752 SF POOL AND SPA. 

BUILDING PERMIT HISTORY  

This project first started with Permit X2019-4084 issued on July 29, 2021.  This project is 
subject to Newport Beach Municipal Code 15.02.095 with initial three-year construction 
limit expiration date of July 29, 2024. 
Permit S2025-0069 was to construct a new pool and spa issued on June 11, 2025. 
The first inspection for the project was for a Pre-Grading Meeting on September 20, 2021. 
The last inspection, as of the date of the staff report, was for Masonry Pre-Grout and Wall 
Steel inspection on May 14, 2025.  Please refer to Attachment 1 for detailed permit 
history. 
Notice of pending Three-Year Construction Limit expiration was sent on May 29, 2024.  
Please refer to Attachment 2 for detailed notice activities. 
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BUILDING OFFICIAL EXTENSION 

The chief building official granted an extension to the three-year construction time limit on 
June 6, 2024, with an expiration date of July 29, 2025.  (Attachment 3) 

RECOMMENDATION 

1) Conduct a public hearing;

2) Find this project exempt from the California Environmental Quality Act (CEQA)
pursuant to Section 15301 under Class 1 (Existing Facilities) of the CEQA
Guidelines, because this project has no potential to have a significant effect on the
environment;

3) The hearing officer may grant, or conditionally grant, up to a 180-calendar day
extension, per application for extension, if the officer finds special circumstances
warrant an extension of time, or the failure to meet the time limit was caused by
circumstances beyond the property owner, applicant, or the contractor’s control. If
the officer makes the findings to grant an extension, then the officer shall consider
whether conditions are necessary to ensure the timely completion of the project in
a manner that limits impacts to the surrounding property owners. The hearing
officer shall deny the application if they cannot make the findings set forth in
Newport Beach Municipal Code Section 15.02.095 (Addition of Sections 105.3.3,
105.3.4, and 105.3.5).

PUBLIC NOTICE 

Notice of this hearing was published in the Daily Pilot, mailed to all owners of property 
within 300 feet of the boundaries of the site (excluding intervening rights-of-way and 
waterways) including the applicant, and posted on the subject property at least 10 days 
before the scheduled meeting, consistent with the provisions of the Municipal Code. 
Additionally, the item appeared on the agenda for this meeting, which was posted at City 
Hall and on the city website. 

ATTACHMENTS 

Attachment No. 1 – Building Permit History  
Attachment No. 2 – Three-Year Construction Limit Notice Activities 
Attachment No. 3 – Building Official Extension  
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Attachment No. 1 
Building Inspection History 
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LINKED PERMIT INSPECTION HISTORY REPORT (X2019-4084)
FOR CITY OF NEWPORT BEACH

Combo Residential 12/19/2019Application Date:Permit Type: Owner: SHEEHY BRIAN L

ParcelNew 07/29/2021Work Class: Issue Date: 052 013 32

Issued 11/10/2025Expiration Date:Status: Address: 2495 OCEAN BLVD

NEWPORT BEACH, CA 92625
IVR Number:  235893

Scheduled 
Date

Inspection Type Inspection No. Inspection Status Primary Inspector
Reinspection

Required? Complete
Actual 

Start Date

Inspection Location: 2495 OCEAN BLVD

Permit: X2019-4084

09/20/2021 09/20/2021 Call Inspector for 

Pre-Grade Meeting

X2019-4084-A0028

84986

Approved No Complete

02/25/2022 02/25/2022 Rough Grade 

Approval

X2019-4084-A0029

49656

Partial Pass No Incomplete

02/25/2022 WQ-Best 

Management 

Practices

X2019-4084-A0029

49654

Approved No Complete

03/30/2022 03/30/2022 Legacy Inspection X2019-4084-A0029

64574

Partial Pass No Incomplete

04/01/2022 04/01/2022 Footings and 

Foundation

X2019-4084-A0029

66537

Cancelled No Complete

04/04/2022 04/04/2022 Footings and 

Foundation

X2019-4084-A0029

67245

Partial Pass No Incomplete

04/05/2022 04/05/2022 Footings and 

Foundation

X2019-4084-A0029

68024

Partial Pass No Incomplete

04/07/2022 04/07/2022 Footings and 

Foundation

X2019-4084-A0029

69251

Partial Pass No Incomplete

04/07/2022 Footings and 

Foundation

X2019-4084-A0029

69252

Cancelled No Complete

04/09/2022 04/09/2022 Footings and 

Foundation

X2019-4084-A0029

69936

Cancelled No Complete

04/11/2022 04/11/2022 Footings and 

Foundation

X2019-4084-A0029

70538

Cancelled No Complete

04/14/2022 04/14/2022 Footings and 

Foundation

X2019-4084-A0029

72370

Partial Pass No Incomplete

04/14/2022 Footings and 

Foundation

X2019-4084-A0029

72528

Not Ready for 

Inspection

No Complete

04/19/2022 04/19/2022 Footings and 

Foundation

X2019-4084-A0029

74250

Partial Pass No Incomplete

04/27/2022 04/27/2022 Footings and 

Foundation

X2019-4084-A0029

77590

Partial Pass No Incomplete

05/05/2022 05/05/2022 Footings and 

Foundation

X2019-4084-A0029

81120

Partial Pass No Incomplete

05/10/2022 05/10/2022 Footings and 

Foundation

X2019-4084-A0029

82877

Partial Pass No Incomplete

05/11/2022 05/11/2022 Footings and 

Foundation

X2019-4084-A0029

83613

Partial Pass No Incomplete

05/13/2022 05/13/2022 Footings and 

Foundation

X2019-4084-A0029

84417

Partial Pass No Incomplete

06/03/2022
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LINKED PERMIT INSPECTION HISTORY REPORT (X2019-4084)

Combo Residential 12/19/2019Application Date:Permit Type: Owner: SHEEHY BRIAN L

ParcelNew 07/29/2021Work Class: Issue Date: 052 013 32

Issued 11/10/2025Expiration Date:Status: Address: 2495 OCEAN BLVD

NEWPORT BEACH, CA 92625
IVR Number:  235893

Scheduled 
Date

Inspection Type Inspection No. Inspection Status Primary Inspector
Reinspection

Required? Complete
Actual 

Start Date

06/03/2022 Footings and 

Foundation

X2019-4084-A0029

93554

Partial Pass No Incomplete

06/09/2022 06/09/2022 Footings and 

Foundation

X2019-4084-A0029

95843

Partial Pass No Incomplete

07/06/2022 07/06/2022 Footings and 

Foundation

X2019-4084-A0030

06315

Cancelled No Complete

07/11/2022 07/11/2022 Footings and 

Foundation

iBLD-000194-2022 Partial Pass Rick La Bare Yes Incomplete

07/19/2022 07/19/2022 Footings and 

Foundation

iBLD-001215-2022 Not Ready for 

Inspection

Rick La Bare Yes Complete

Reinspection of iBLD-000194-2022

07/20/2022 07/20/2022 Footings and 

Foundation

iBLD-001354-2022 Not Ready for 

Inspection

Rick La Bare Yes Complete

Reinspection of iBLD-001215-2022

07/27/2022 07/27/2022 Footings and 

Foundation

iBLD-002309-2022 Partial Pass Rick La Bare Yes Incomplete

Reinspection of iBLD-001354-2022

08/04/2022 08/04/2022 Footings and 

Foundation

iBLD-003068-2022 Correction Rick La Bare Yes Complete

Reinspection of iBLD-002309-2022

08/18/2022 08/18/2022 Footings and 

Foundation

iBLD-005139-2022 Partial Pass Danny Rodriguez Yes Incomplete

Reinspection of iBLD-003068-2022

08/24/2022 08/24/2022 Footings and 

Foundation

iBLD-005781-2022 Partial Pass Rick La Bare Yes Incomplete

Reinspection of iBLD-005139-2022

08/30/2022 08/30/2022 Footings and 

Foundation

iBLD-006632-2022 Partial Pass Rick La Bare Yes Incomplete

Reinspection of iBLD-005781-2022

09/08/2022 09/08/2022 Footings and 

Foundation

iBLD-008074-2022 Partial Pass Rick La Bare Yes Incomplete

Reinspection of iBLD-006632-2022

09/12/2022 09/12/2022 Footings and 

Foundation

iBLD-008197-2022 Partial Pass Rick La Bare Yes Incomplete

Reinspection of iBLD-008074-2022

10/27/2022 10/27/2022 Footings and 

Foundation

iBLD-014221-2022 Partial Pass Rick La Bare Yes Incomplete

Reinspection of iBLD-008197-2022

10/17/2023 10/17/2023 Footings and 

Foundation

iBLD-039930-2023 Partial Pass Rick La Bare Yes Incomplete

Reinspection of iBLD-014221-2022

12/04/2023 12/04/2023 Footings and 

Foundation

iBLD-046438-2023 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-039930-2023

12/06/2023 12/06/2023 Erection Pads iBLD-047391-2023 Partial Pass Jason Rudenick Yes Incomplete

12/07/2023
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LINKED PERMIT INSPECTION HISTORY REPORT (X2019-4084)

Combo Residential 12/19/2019Application Date:Permit Type: Owner: SHEEHY BRIAN L

ParcelNew 07/29/2021Work Class: Issue Date: 052 013 32

Issued 11/10/2025Expiration Date:Status: Address: 2495 OCEAN BLVD

NEWPORT BEACH, CA 92625
IVR Number:  235893

Scheduled 
Date

Inspection Type Inspection No. Inspection Status Primary Inspector
Reinspection

Required? Complete
Actual 

Start Date

12/07/2023 Footings and 

Foundation

iBLD-047295-2023 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-046438-2023

12/07/2023 Other - Building iBLD-047319-2023 Cancelled Jason Rudenick Yes Complete

01/16/2024 01/16/2024 Footings and 

Foundation

iBLD-001646-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-047295-2023

01/23/2024 01/23/2024 Footings and 

Foundation

iBLD-002545-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-001646-2024

02/13/2024 02/13/2024 Footings and 

Foundation

iBLD-005512-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-002545-2024

02/28/2024 02/28/2024 Footings and 

Foundation

iBLD-007342-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-005512-2024

04/08/2024 04/08/2024 Footings and 

Foundation

iBLD-013168-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-007342-2024

05/06/2024 05/01/2024 Erection Pads iBLD-016863-2024 Cancelled Jason Rudenick Yes Complete

Reinspection of iBLD-047391-2023

05/06/2024 Footings and 

Foundation

iBLD-016850-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-013168-2024

05/16/2024 05/16/2024 Footings and 

Foundation

iBLD-018816-2024 Approved Jason Rudenick No Complete

Reinspection of iBLD-016850-2024

06/10/2024 06/10/2024 Footings and 

Foundation

iBLD-022162-2024 Partial Pass Jason Rudenick Yes Incomplete

07/08/2024 07/08/2024 Footings and 

Foundation

iBLD-025612-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-022162-2024

08/01/2024 08/01/2024 Footings and 

Foundation

iBLD-029143-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-025612-2024

08/22/2024 08/22/2024 Footings and 

Foundation

iBLD-032074-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-029143-2024

09/05/2024 09/05/2024 Footings and 

Foundation

iBLD-033894-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-032074-2024

09/17/2024 09/17/2024 Footings and 

Foundation

iBLD-035592-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-033894-2024

09/23/2024 09/23/2024 Footings and 

Foundation

iBLD-036194-2024 Partial Pass Jason Rudenick Yes Incomplete
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LINKED PERMIT INSPECTION HISTORY REPORT (X2019-4084)

Combo Residential 12/19/2019Application Date:Permit Type: Owner: SHEEHY BRIAN L

ParcelNew 07/29/2021Work Class: Issue Date: 052 013 32

Issued 11/10/2025Expiration Date:Status: Address: 2495 OCEAN BLVD

NEWPORT BEACH, CA 92625
IVR Number:  235893

Scheduled 
Date

Inspection Type Inspection No. Inspection Status Primary Inspector
Reinspection

Required? Complete
Actual 

Start Date

Reinspection of iBLD-035592-2024

10/02/2024 10/02/2024 Footings and 

Foundation

iBLD-038194-2024 Approved Jason Rudenick No Complete

Reinspection of iBLD-036194-2024

10/29/2024 10/29/2024 Footings and 

Foundation

iBLD-042438-2024 Partial Pass Jason Rudenick Yes Incomplete

11/05/2024 11/05/2024 Footings and 

Foundation

iBLD-043363-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-042438-2024

11/13/2024 11/13/2024 Footings and 

Foundation

iBLD-044678-2024 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-043363-2024

03/04/2025 03/04/2025 Area Drains iBLD-008062-2025 Partial Pass Jason Rudenick Yes Incomplete

04/03/2025 04/03/2025 Slab On Grade iBLD-012348-2025 Partial Pass Jason Rudenick Yes Incomplete

04/24/2025 04/24/2025 Masonry 

Pre-Grout/Wall Steel

iBLD-015304-2025 Partial Pass Jason Rudenick Yes Incomplete

05/08/2025 05/08/2025 Area Drains iBLD-018082-2025 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-008062-2025

05/14/2025 05/14/2025 Area Drains iBLD-019112-2025 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-018082-2025

05/14/2025 Masonry 

Pre-Grout/Wall Steel

iBLD-019113-2025 Partial Pass Jason Rudenick Yes Incomplete

Reinspection of iBLD-015304-2025
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City of Newport Beach 
Community Development Department - Building Division 
100 Civic Center Drive, Newport Beach, CA 92660 
Permit Counter Phone: (949) 718-1888 
newportbeachca.gov/civic 

l/llll lllll]l/l!llllijlll!IIIIIIIJl/l ll llllll�lll�lllll/111111111 COMB Permit: X2019-4084

Combination Type - SFP 
Work Class - New 

Pian Check No: 2813-2019 
lssued Date : 07/29/2021 

Final Date: 

Permit Status: lssued 

lnspection Area : 5 

PERMITS EXPIRE 180 DAYS AFTER ISSUANCE OR LAST VALIO INSPECTION, BUT NO LATER THAN 3 YEARS FROM ORIGINAL ISSUANCE DATE 
NO CONSTRUCTION RELATED NOISE ON SATURDAY OR SUNDAY IN HIGH DENSITY AREAS ANO NO WORK ON SUNDAY ANO HOLIDAYS IN ALL AREAS 

Job Address: 2495 OCEAN BLVD Legal Dese: P BK 36 PG 3 PAR 2 

Deseription: NEW SFR W/ATT GARAGE 6,614/656 SF, BALCONY 517 SF, CABANA 665/257 SF, LOGGIA 444 SF 

Owner : SHEEHY BRIAN L Contraetor: PATTERSON CONST. CORP. DBA Arehiteet : CHRIS BRANDON 

Address: 99 JANE ST #5H 
NEW YORK, NY 10014 

Phone: 

Applieant : CHRIS BRANDON 
Address: 151 KALMUS DR, G-1 

COSTA MESA, CA 92626 
Phone: (714) 754-4040

Owner/Builder : 
Address: 

Phone: 

Code Edition: 2016 
Type of Construetion : V-B 
Oeeupancy Groups: U,R-3 

Bldg Height : 

Building Setbaeks 

Flood Zone: 
Use Zone: 

PROCESSED BY : 

SPECIAL CONDITIONS: 

Front: 10, Side: 4, Side: 4, Rear: 10 

AE, 8 FT; X 

R-1 - Single-Unit Residential

Address: 
PATTERSON CUSTOM HOMES 
15 CORPORATE PLAZA, STE 150 
NEWPORT BEACH, CA 92660 

Phone: (949) 723-1800

Con State Lie : 802367 

Lie Expire: 07/31/2026 

Bus Lie : BT02110534 
Bus Lie Expire : 09/30/2025 

Workers' Compensation lnsuranee 
Carrier: STATE COMPENSATION INSURANCE FUND 
Poliey No : 9065406 
W. C. Expire : 8/1/2025

Fire Sprinklers : YES 
Fire Hazard Zone : NO 

Fire Alarms : NO 

No of Units : 1 
No of Stories : 3 

No of Basement : 

Address: 

Phone: 
State Lie: 

Engineer: 
Address: 

Phone: 

Designer: 
Address: 

Phone: 

151 KALMUS DR, G-1 COSTA MESA, CA 
92626 
(714) 754-4040
C031637

PETROV PLAMEN 
28161 CASITAS CT 
LAGUNA NIGUEL, CA 92677 
(714) 717-7542

Construetion Valuation : $0.00 
Added/New/TI sq. ft. Bldg : 0 
Alteration sq. ft. Bldg : 0 

Add/New sq. ft. Garage : 0 
TOT AL sq. ft. : 0 
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Attachment No. 2 
Three-Year Construction Limit Notice Activities 
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Attachment No. 3 
Building Official Extension 
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May 15, 2024 

Attn: Steve Lane, Senior Building lnspector 
City of Newport Beach 
100 Civic Center Drive 
Newport Beach, CA 92660 

RE: 2495 Ocean Blvd Permit Extension 

Dear Steve, 

'15 CORPORATE PLAZA DR. SUITE 150 

NEWPORT BEACH, CA 92660 

949-723-1800, LIC# 802367 

Per this letter we are requesting to extend the permit for 2495 Ocean Blvd. As you are aware we were greatly 
delayed at the start of the project due to the ongoing dispute between the owner Brian Sheehy and Chicago Title 
due to the undisclosed easement held by the adjoining property owner, Joe Vallejo. ln addition to this delay at the 
start of the project, we had to use non conventional means to construct the shoring on this project due to the fact 
that the Vallejo's would not allow access to the air rights over their home which required a great deal of time to 
construct an elevated trestle and ramp system to complete the shoring work. 

We are presently well underway with the caisson and grade beam construction of the lower partion of the project 
We are working diligently every day to make up time and ali of the unforeseen and non-owner or general 
contractor incurred setbacks which this project has incurred and we were forced to deal with. 
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• DoouSlgn Envalope 1D: A36776F1-9DED-4343-AD29·169A10E27960

To Whom lt may Concern, 

1 approve Patterson Custom Homes to represent the owner, Brian Sheehy, to apply for the permlt 
extenslon for 2495 Ocean Blvd. 

Warm Regards, 

Brian Sheahy and Clndy De!ano 
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