Attachment E

Draft Resolution Approving the Major Site Development Review, Conditional Use
Permit, and Lot Merger and Revocation of the existing Use Permit and Modification
Permit (Includes Project Plans)
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RESOLUTION NO. 2019- 76

A RESOLUTION OF THE CITY COUNCIL OF THE CITY
OF NEWPORT BEACH, CALIFORNIA, APPROVING
MAJOR SITE DEVELOPMENT REVIEW NO. SD2018-
003, CONDITIONAL USE PERMIT NO. UP2018-019, AND
LOT MERGER NO. LM2018-004 AND REVOCATION OF
USE PERMIT NO. UP2005-017 AND MODIFICATION
PERMIT NO. MD2004-059 FOR THE VIVANTE SENIOR
HOUSING PROJECT, LOCATED AT 850 AND 856 SAN
CLEMENTE DRIVE (PA2018-185)

WHEREAS, an application was filed by Nexus Development Corporation
representing Vivante Newport Center, LLC (“Applicant”), with respect to property located at
850 and 856 San Clemente Drive, and legally described as Parcel 2 of Newport Beach Lot
Line Adjustment No. 95-3 together with Parcel 2 of Resubdivision No. 501, Assessor’s
Parcel Nos. 442-261-05 and 442-261-17 (“Property”),

WHEREAS, the Applicant proposes the demolition of the existing Orange County
Museum of Art (“OCMA”") (23,632 square feet) and associated administrative office building
(13,935 square feet) to accommodate the development of a 183,983 square foot, six-story
combination senior housing (90 unit residential dwelling units) and memory care facility (27
beds) (“Project”). The approximately 2.9 acre site is located on San Clemente Drive opposite
the intersection with Santa Maria Road;

WHEREAS, in order to implement the Project, the Applicant, requests the following
approvals from the City of Newport Beach (“City”):

¢ General Plan Amendment — To amend Anomaly No. 49 to change the land
use category from PI (Private Institutions) to MU-H3 (Mixed-Use Horizontal).
The proposed amendment also includes 90 additional dwelling units and would
reduce the nonresidential floor area from 45,208 square feet to 16,000 square
feet in Statistical Area L1. Table LU1 is amended to reflect a total of 540
dwelling units authorized within the MU-H3 land use designation,

¢ Planned Community Development Plan Amendment — To modify the San
Joaquin Plaza Planned Community Development Plan (PC-19) to include
development and design standards to allow for 90 senior dwelling units and 27
memory care beds. The Applicant also requests an increase in the height limit
from 65 feet to 69 feet with 10 feet for appurtenances,
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o Development Agreement — To provide public benefits should the Project be
approved pursuant to Section 15.45.020 (Development Agreement Required)
of the Newport Beach Municipal Code (“NBMC”) because the requested
General Plan Amendment includes 50 or more dwelling units and adds dwelling
units within Statistical Area L1,

¢ Conditional Use Permit — To allow the operation of the proposed senior
housing and memory care facility, alcohol service for dining hall and lounge
areas in the form of a Type 47 (On Sale General) and Type 57 (Special On
Sale General) Alcoholic Beverage Control (“ABC”) licenses, and ensure land
use compatibility,

e Major Site Development Review — To allow the construction of 90 senior
dwelling units and a 27 bed memory care facility and to ensure the Project is
developed in accordance with the applicable planned community and zoning
code development standards and regulations pursuant to Section 20.52.080
(Site Development Reviews) of the NBMC,

¢ Lot Merger — To merge the two (2) existing parcels into one development
site,

e Addendum to Environmental Impact Report (SCH#2016021023) — To
address reasonably foreseeable environmental impacts resulting from the
legislative and project specific discretionary approvals, the City has determined
that an addendum to a previously certified Environmental Impact Report (“EIR”)
is warranted pursuant to the California Environmental Quality Act (‘CEQA");

WHEREAS, the Property is designated Pl (Private Institutions) by the City of
Newport Beach General Plan (“General Plan”) Land Use Element and is located within the
PC-19 (San Joaquin Plaza Planned Community) Zoning District;

WHEREAS, the Property is not located within the coastal zone; therefore, a coastal
development permit is not required;

WHEREAS, a Planning Commission study session was held on April 18, 2019, in
the Council Chambers located at 100 Civic Center Drive, Newport Beach, California, to
introduce the Project to the Planning Commission. No action was taken at the study session;

WHEREAS, on July 18, 2019, the Airport Land Use Commission (“ALUC") found
the City of Newport Beach Vivante Senior Housing project to be consistent with the Airport
Environs Land Use Plan for John Wayne Airport;
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WHEREAS, the Planning Commission held a public hearing on July 18, 2019 in the
Council Chambers at 100 Civic Center Drive, Newport Beach, California. A notice of time,
place and purpose of the hearing was given in accordance with California Government
Code Section 54950 et seq. (the “Ralph M. Brown Act") and Chapters 15.45, 20.56 and
20.62 of the NBMC. Evidence, both written and oral, was presented to, and considered
by, the Planning Commission at this hearing;

WHEREAS, on July 18, 2019, the Planning Commission adopted Resolution No.
PC2019-021 by a unanimous vote of 5 ayes and 0 nays, recommending approval of the
Project, and the land use entitiements referenced above, to the City Council,

WHEREAS, the City Council held a public hearing on August 13, 2019, in the
Council Chambers at 100 Civic Center Drive, Newport Beach, California. A notice of time,
place and purpose of the public hearing was given in accordance with the Ralph M. Brown
Act and Chapters 15.45, 20.56 and 20.62 of the NBMC. Evidence, both written and oral,
was presented to, and considered by, the City Council at this public hearing;

WHEREAS, a site development review is required for the construction of five (5)
or more residential units processed in conjunction with a mixed-use development. The
site development review analyzes the Project as a whole for compatibility with the site
and surrounding land uses;

WHEREAS, a conditional use permit is required pursuant to the amended PC-19
(San Joaquin Plaza Planned Community) Zoning District land use regulations to allow the
operation of the proposed senior housing and memory care facility, alcohol service for
dining hall and lounge areas in the form of a Type 47 (On Sale General) and Type 57
(Special On Sale General) Alcoholic Beverage Control (“ABC") licenses, and ensure land
use compatibility;

WHEREAS, a lot merger is required to merge the two (2) existing parcels into one
(1) development site; and

WHEREAS, revocation of Use Permit No. UP2005-017 is requested by the
Applicant. Use Permit No. UP2005-017 allowed beer and wine sales at the museum.
Revocation of Modification Permit No. MD2004-059 which allowed additional
flagpoles/signage beyond that allowed by the NBMC is also requested by the Applicant.
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NOW, THEREFORE, the City Council of the City of Newport Beach resolves as
follows:

Section 1: The City Council has considered the recommendation of the Planning
Commission and has determined that modifications proposed by the City Council are not
major changes that require referral back to the Planning Commission for its
recommendation.

Section 2: The City Council hereby approves Major Site Development Review
No. SD2018-003, Conditional Use Permit No. UP2018-019, and Lot Merger No. LM2018-
004, subject to the conditions of approval set forth in Exhibit “A”, which is attached hereto
and incorporated herein by reference.

Section 3: A site development review is required for the construction of five or
more residential units processed in conjunction with a mixed-use development. The site
development review analyzes the Project as a whole for compatibility with the site and
surrounding land uses. In accordance with Subsection 20.52.080(F) (Site Development
Reviews, Findings and Decision) of the NBMC, the following findings and facts in support
of such findings are set forth:

Finding:
A. The proposed development is allowed within the subject zoning district.

Fact in Support of Finding:

1. The proposed Major Site Development Review for the approximately 184,000
square foot Project is consistent with the proposed amendment to the PC-19
Development Plan, which would allow a residential care facility for the elderly,
subject to the approval of a conditional use permit. The Residential Care Facility
for the Elderly (‘RCFE") would be a combined memory care senior
housing/assisted living facility.

Finding:

B. The proposed development is in compliance with all of the following applicable
criteria in Subsection 20.52.080(C)(2)(c):

i.  Compliance with this section, the General Plan, this Zoning Code, any
applicable specific plan, and other applicable criteria and policies related to
the use or structure;
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ii. The efficient arrangement of structures on the site and the harmonious
relationship of the structures to one another and to other adjacent
developments; and whether the relationship is based on standards of good
design;

iii. The compatibility in terms of bulk, scale, and aesthetic treatment of structures
on the site and adjacent developments and public areas;

iv. The adequacy, efficiency, and safety of pedestrian and vehicular access,
including drive aisles, driveways, and parking and loading spaces;

v. The adequacy and efficiency of landscaping and open space areas and the
use of water efficient plant and irrigation materials;, and

vi. The protection of significant views from public right(s)-of-way and compliance
with NBMC Section 20.30.100 (Public View Protection).

Facts in Support of Finding:

1.

The Project is consistent with the amended MU-H3 General Plan land use
designation and the amended San Joaquin Plaza Planned Community (PC-19)
Zoning District.

The proposed structure will maintain a similar size and scale to that of the existing
adjacent buildings to the west and east along San Clemente Drive. The total gross
floor area will be no more than 189,900 square feet, which will be compliant with
the maximum floor area allowed pursuant to the amended San Joaquin Plaza PC.

The building will be set back a minimum of 15 feet from the San Clemente Drive
property line and five (5) feet from all other property lines. The Project is designed
such that the building is set back a minimum of approximately 36 feet from the
adjacent residential property at the Villas Fashion Island to the north. The setback
area will be improved with parking areas and landscaping to help buffer the site
from adjacent uses and the public right-of-way.

The proposed structure complies with the amended PC-19 maximum height of 69
inches as measured from finished grade to the top of the uppermost ceiling. An
additional 10 feet is allowed for roofing and mechanical screening up to 77 feet 10
inches. All mechanical equipment on the rooftop will be screened in compliance
with Subsection 20.30.020 (Buffering and Screening) of the NBMC.

The proposed structure is required to comply with all Building and Fire Codes. The
facility is required to obtain a license from the Department of Social Services (DSS)
of the State of California for its operation.
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The Project will be Italianate in appearance with building materials and finishes
that include smooth-coat plaster walls, natural travertine stone, vinyl windows,
metal railings, window trims, and a porte-cochére. The building style is
complementary to surrounding office buildings in Newport Center and the fagade
is modeled after 888 San Clemente Drive.

Site access, including the new curb cut, drive aisles, driveways, parking, loading
spaces, and sight distance have all been reviewed by the Public Works
Department for adequacy, efficiency, and safety. The Project does not change any
street parking configurations as no parking is allowed on San Clemente Drive

The Project design complies with the required parking ratio of 1.2 parking spaces
per dwelling unit of congregate care/senior housing (i.e., 90 units multiplied by 1.2
= a minimum of 108 parking spaces) and one (1) parking space for every three (3)
beds of memory care (i.e., 27 beds divided by three (3) = a minimum of nine (9)
parking spaces). A total of 118 parking spaces are provided on-site.

All facility operations including delivery hours to the facility are limited by the
conditions of approval to help mitigate potential impacts to the adjacent residential
neighbors.

The Project includes approximately 15,487 square feet of landscape area, which
has been designed to meet Chapter 14.17 (Water-Efficient Landscape) of the
NBMC requirements with respect to water efficiency.

Lighting of the building is conditioned to meet the requirements of the NBMC to
mitigate impacts to neighboring properties.

The visual simulations indicate that the Project does not have the potential to
obstruct public views from public view points and corridors, as identified on
General Plan Figure NR 3 (Coastal Views), to the Pacific Ocean, Newport Bay and
Harbor, offshore islands, the Old Channel of the Santa River (the Oxbow Loop),
Newport Pier, Balboa Pier, designated landmark and historic structures, parks,
coastal and inland bluffs, canyons, mountains, wetlands, and permanent passive
open space. The Project is not located near any public view points and there are
no designated public views through or across the site.
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Finding:

C.

In accordance with Subsection 20.52.020(F)(5), the proposed development is not
detrimental to the harmonious and orderly growth of the City, nor will it endanger,
jeopardize, or otherwise constitute a hazard to the public convenience, health,
interest, safety, or general welfare of person residing or working in the
neighborhood of the proposed development.

Facts in Support of Finding:

1.

The Project has been designed to ensure that potential conflicts with surrounding
land uses are minimized to the extent possible to maintain a healthy environment
for both businesses and residents by providing an architecturally pleasing building
with articulation and building modulation to enhance the urban environment
consistent with development in Newport Center.

The proposed building has been designed to accommodate and provide safe
access for emergency vehicles, delivery trucks, and refuse collections vehicles, as
determined by the City Traffic Engineer. Emergency, refuse, and delivery trucks
will utilize the entry drive off of San Clemente Drive at the southerly side of the
Property. Secondary egress and emergency access will be available through the
access drive to the northeast. The final size, design, location, and screening of the
refuse enclosures will comply with the requirements of Section 20.30.120 (Solid
Waste & Recyclable Materials Storage) of the NBMC, ensuring compatibility with
the on-site and adjacent uses.

Conditions of Approval are included to help ensure any potential impacts are
limited, including, but not limited to:

a. Condition of Approval No. 12 limits delivery and commercial trash pick-up hours
to the facility to mitigate potential impacts to the adjacent neighbors.

b. Conditions of Approval Nos. 29 and 30 require all outdoor lighting to meet the
requirements of the Zoning Code, prohibiting light and glare spillage from the
facility to the adjacent properties. This will be reviewed in more detail as part of
the building permit plan check process.

c. The noise from a convalescent and/or congregate care facility is typically low.
Conditions of Approval Nos. 32 and 33 helps to ensure that the use will comply
with Chapter 10.26 (Community Noise Control) of the NBMC.
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The Project would introduce approximately 153 new residents, which is a nominal
increase in the City’s overall total population. However, these types of facilities
typically require more calls for emergency medical services than a residential
community of the same size. Terms may be included in the development
agreement to further ensure public welfare and safety.

The Project is located in close proximity to Fire Station 3, which will be available
to respond to medical emergency calls for the facility.

The City has sufficient water supply to serve the Project. Site landscaping will
adhere to the requirements of Chapter 14.17 (Water-Efficient Landscaping) of the
NBMC.

The John Wayne Airport is located approximately 2.94 miles southeast of the
Property and is the nearest public airport. The Project is within the notification area
of the Airport Environs Land Use Plan (“AELUP”) for John Wayne Airport.
According to the notice criteria tool, the Project is in proximity to a navigation facility
and may impact the assurance of navigation signal reception. However, many
adjacent high rise buildings exceed the height of the proposed Project. A “No
Hazard” determination was provided by the Federal Aviation Administration
(“FAA"). The Project site also falls outside the 60 dBA Community Noise Equivalent
Level contour line established by the AELUP and would, therefore, not conflict with
any land use compatibility issues related to noise. Finally, the Project site does not
fall within any of the AELUP Safety Zones, in which certain land uses have been
identified as incompatible and restricted. The General Plan and PC amendments
were deemed consistent with the AELUP by the Airport Land Use Commission
meeting at their July 18, 2019 meeting.

The Project does not involve the use or manufacture of any hazardous substances
that could impact nearby development. Moreover, Project construction would
comply with all applicable laws and regulations governing application and disposal
of any hazardous materials discovered during construction.

Rooftop mechanical equipment is located within a mechanical equipment well and
within an equipment screen and is not visible from the public right-of-way.

The new construction complies with all Building, Public Works, Fire Codes, City
ordinances, and all conditions of approval.
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A structure has existed at this location since 1976. The Project will improve the site
with construction that complies with all current requirements. The Project will
nominally increase the overall average daily trips (“ADT") by approximately 129
per the existing site trip counts and the 2017 Institute of Transportation Engineers
(“ITE") Trip Generation Manual. The Public Works Department has reviewed the
proposed operational characteristics and determined that a traffic study is not
required to comply with the Traffic Phasing Ordinance.

The Project would replace the existing office buildings with a needed service for
the aging population, where persons over the age of 65 comprise almost 22
percent of the City’s total population according to latest available US Census
Bureau data from July 1, 2018.

Section 4: The Applicant requests approval of a senior housing and memory care

facility and accompanying Type 47 (On Sale General) and Type 57 (Special On Sale
General) ABC licenses for alcohol service within designated dining hall and lounge areas.
In accordance with Section 20.48.030 (Alcohol Sales) and Section 20.52.020(F)
(Conditional Use Permits and Minor Use Permits, Findings and Decision) of the NBMC,
the following findings and facts in support of such findings are set forth:

Finding:

A.

The use is consistent with the purpose and intent of Section 20.48.030(C)(3)
(Alcohol Sales).

Facts in Support of Finding:

1.

The following criteria has been considered:

a. The crime rate in the reporting district and adjacent reporting districts as
compared to other areas in the City.

The Part One Crimes Rate in Reporting District 39 (RD 39) is higher than
the Part One Crimes Rate for the City and adjacent districts due to the high
concentration of commercial land uses. However, with the introduction of
the new residential units, the crime rate is expected to decrease. The Police
Department does not object to this Project as conditioned.

b. The numbers of alcohol-related calls for service, crimes, or arrests in the
reporting district and in adjacent reporting districts.
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Due to the high concentration of commercial land uses, the calls for service
and number of arrests are greater than adjacent Reporting Districts. The
Newport Beach Police Department (“NBPD”) does not consider the rate
high because of the concentration of restaurants and commercial uses
within Fashion Island and the surrounding North Newport Center. The
NBPD has not previously reported any calls for service to the subject
property since the proposed use is part of a new development.

The proximity of the establishment to residential zoning districts, day care
centers, hospitals, park and recreation facilities, places of worship, schools,
other similar uses, and any uses that attract minors.

The Project site is located in a senior housing facility and is intended to
serve residents and their guests. The complex is surrounded by commercial
and residential zoning districts and uses. The dining area for residents is
located inside of the building on the first and second floor levels. There are
no day care centers, hospitals, park and recreation facilities, places of
worship, or similar uses in the immediate vicinity.

. The proximity to other establishments selling alcoholic beverages for either

off-site or on-site consumption.

The per capita ratio of one license for every 12 residents is higher than all
adjacent reporting districts and the average citywide ratio. This is due to the
commercial nature of RD 39, which contains all of North Newport Center,
including Fashion Island.

. Whether or not the proposed amendment will resolve any current

objectionable conditions.

The Project has been reviewed and conditioned to ensure that the purpose
and intent of Section 20.48.030 (Alcohol Sales) of the NBMC, is maintained
and that a healthy environment for residents and businesses is preserved.
The service of alcohol is intended for the convenience of residents of the
apartment complex and their guests. Operational conditions of approval
relative to the sale of alcoholic beverages will help ensure compatibility with
the surrounding uses and minimize alcohol related impacts.

B. The use is consistent with the General Plan and any applicable specific plan in
accordance with Subsection 20.52.020(F)(1).
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Fact in Support of Finding:

1. The Project is consistent with the amended MU-H3 General Plan land use
designation and the amended San Joaquin Plaza Planned Community (PC-19)
Zoning District.

Finding:
C. The use is allowed within the applicable zoning district and complies with all other
applicable provisions of this Zoning Code and the Municipal Code in accordance with

Subsection 20.52.020(F)(2).

Fact in Support of Finding:

1. The Project complies with all NBMC and amended PC-19 development standards,
including, but not limited to, height, floor area, parking, and landscaping. See all
Facts in Support of Findings 1 through 3 for the Planned Community Development
Plan Amendment (I1).

Finding:

D. The design, location, size, and operating characteristics of the use are compatible
with the allowed uses in the vicinity in accordance with Subsection 20.52.020(F)(3).

Facts in Support of Finding:

1. The Project will replace an existing museum and associated administrative office
building with senior housing and a memory care facility. At present, a 45,208
square foot building could be constructed on the Property. The Project
improvements will modernize and comprehensively upgrade the general
appearance of the site.

2. The Property is located along San Clemente Drive in Newport Center. A new curb
cut will be created for site access and will be located directly across from Santa
Maria Drive and used as the primary entry and exit. Secondary egress and
emergency access will occur across an existing access drive at the northeast
corner of the property.
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The Property is immediately adjacent to professional office buildings to the west
and southeast, which are taller or comparable in height. Several residential
buildings are located in the immediate vicinity, with The Colony Apartments to the
southwest and the Villas Fashion Island to the northeast. These are permitted to
have structures with a maximum height of 50 feet on a 15 foot high podium and 65
feet, respectively with an additional 10 feet for appurtenances. The Project is a
quasi-residential use and complies with the maximum height limitations as
identified in the amended PC-19 Development Plan. It has been designed such
that it will be compatible with the adjoining land uses. All proposed building
construction will be set back a minimum of approximately 36 feet from the property
lines abutting the Villas Fashion Island apartments. The main drive aisle,
landscaping, and a perimeter site will serve to further buffer those residential uses
from the Project.

Condition of Approval No. 2 is included to limit the Project to 90 senior housing
dwelling units and 27 memory care beds, which will ensure the operation does not
intensify.

The Project has been designed to ensure that potential conflicts with surrounding
land uses are minimized to the extent possible to maintain a healthy environment
for both businesses and residents by providing an architecturally pleasing building
with articulation and building modulation to enhance the urban environment
consistent with development in Newport Center.

The proposed building has been designed to accommodate and provide safe
access for emergency vehicles, delivery trucks, and refuse collections vehicles, as
determined by the City Traffic Engineer. Emergency, refuse, and delivery trucks
will utilize the entry drive off of San Clemente Drive at the southerly side of the
Property. Secondary egress and emergency access will be available through the
access drive to the northeast. The final size, design, location, and screening of the
refuse enclosures will comply with the requirements of Section 20.30.120 (Solid
Waste & Recyclable Materials Storage) of the NBMC, ensuring compatibility with
the on-site and adjacent uses.

Conditions of Approval are included to help ensure any potential impacts are
limited, including, but not limited to:

a. Condition of Approval No. 12 limits delivery and commercial trash pick-up hours
to the facility to mitigate potential impacts to the adjacent neighbors.
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b. Conditions of Approval Nos. 29 and 30 require all outdoor lighting to meet the
requirements of the Zoning Code, prohibiting light and glare spillage from the
facility to the adjacent properties. This will be reviewed in more detail as part of
the building permit plan check process.

c. The noise from a convalescent and/or congregate care facility is typically low.
Conditions of Approval Nos. 32 and 33 helps to ensure that the use will comply
with NBMC Chapter 10.26 (Community Noise Control).

Finding:

E.

The site is physically suitable in terms of design, location, shape, size, operating
characteristics, and the provision of public and emergency vehicle (e.g., fire and
medical) access and public services and utilities in accordance with Subsection
20.52.020(F)(4).

Facts in Support of Finding:

1.

The Property is currently developed with an access drive over the adjacent
property at 888 San Clemente Drive. The Project will add its own driveway
approach on San Clemente Drive for Project access and a secondary access
easement will be recorded for egress and emergency vehicle access.

The Project provides adequate parking and circulation including turn-around areas
for deliveries. Conditions of approval are included to ensure compliance with all
the circulation standards and the final plans are required to be reviewed and
approved by the Public Works Department.

Adequate emergency vehicle access has been incorporated into the Project design
and have been reviewed by the Fire Department. Conditions of approval are
included to help ensure compliance with all emergency vehicle access
requirements and the final plans are required to be approved by the Fire
Department during plan check.

The City currently services the site with water and sewer via mains that run through
San Clemente Drive and Santa Barbara Drive out to Jamboree Road. The City has
indicated that the Project could be adequately served by its infrastructure. The Gas
Company and Southern California Edison will continue to service the site for gas
and electrical through existing connections.
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Finding:

F.

Operation of the use at the location proposed would not be detrimental to the
harmonious and orderly growth of the City, or endanger, jeopardize, or otherwise
constitute a hazard to the public convenience, health, interest, safety, or general
welfare of persons residing or working in the neighborhood of the proposed use in
accordance with Subsection 20.52.020(F)(5).

Fact in Support of Finding:

1.

The Project has been designed to ensure that potential conflicts with surrounding
land uses are minimized to the extent possible to maintain a healthy environment
for both businesses and residents by providing an architecturally pleasing building
with articulation and building modulation to enhance the urban environment
consistent with development in Newport Center.

The proposed building has been designed to accommodate and provide safe
access for emergency vehicles, delivery trucks, and refuse collections vehicles, as
determined by the City Traffic Engineer. Emergency, refuse, and delivery trucks
will utilize the entry drive off of San Clemente Drive at the southerly side of the
Property. Secondary egress and emergency access will be available through the
access drive to the northeast. The final size, design, location, and screening of the
refuse enclosures will comply with the requirements of Section 20.30.120 (Solid
Waste & Recyclable Materials Storage) of the NBMC, ensuring compatibility with
the on-site and adjacent uses.

Conditions of Approval are included to help ensure any potential impacts are
limited, including, but not limited to:

a. Condition of Approval No. 12 limits delivery and commercial trash pick-up
hours to the facility to mitigate potential impacts to the adjacent neighbors.

b. Conditions of Approval Nos. 29 and 30 require all outdoor lighting to meet
the requirements of the Zoning Code, prohibiting light and glare spillage
from the facility to the adjacent properties. This will be reviewed in more
detail as part of the building permit plan check process.

C. The noise from a convalescent and/or congregate care facility is typically
low. Conditions of Approval Nos. 32 and 33 helps to ensure that the use will
comply with Chapter 10.26 (Community Noise Control) of the NBMC.

16-173



10.

Resolution No. 2019-
Page 15 of 21

The Project would introduce approximately 153 new residents, which is a nominal
increase in the City’s overall total population. However, these types of facilities
typically require more calls for emergency medical services than a residential
community of the same size. Terms may be included in the development
agreement to further ensure public welfare and safety.

The Project is located in close proximity to Fire Station 3, which will be available
to respond to medical emergency calls for the facility.

The City has sufficient water supply to serve the Project. Site landscaping will
adhere to the requirements of Chapter 14.17 (Water-Efficient Landscaping) of the
NBMC.

The John Wayne Airport is located approximately 2.94 miles southeast of the
Property and is the nearest public airport. The Project is within the notification area
of the AELUP for John Wayne Airport. According to the notice criteria tool, the
Project is in proximity to a navigation facility and may impact the assurance of
navigation signal reception. However, many adjacent high rise buildings exceed
the height of the proposed Project. A “No Hazard” determination was provided by
the FAA. The Project site also falls outside the 60 dBA Community Noise
Equivalent Level contour line established by the AELUP and would, therefore, not
conflict with any land use compatibility issues related to noise. Finally, the Project
site does not fall within any of the AELUP Safety Zones, in which certain land uses
have been identified as incompatible and restricted. The General Plan and PC
amendments will first be forwarded to the ALUC for their review prior to the City
Council consideration.

The Project does not involve the use or manufacture of any hazardous substances
that could impact nearby development. Moreover, Project construction would
comply with all applicable laws and regulations governing application and disposal
of any hazardous materials discovered during construction.

Rooftop mechanical equipment is located within a mechanical equipment well and
within an equipment screen and is not visible from the public right-of-way.

The new construction complies with all Building, Public Works, Fire Codes, City
ordinances, and all conditions of approval.
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A structure has existed at this location since 1976. The Project will improve the site
with construction that complies with all current requirements. The Project will
nominally increase the overall average daily trips (“ADT") by approximately one
hundred twenty-nine (129) per the existing site trip counts and the 2017 Institute
of Transportation Engineers (“ITE”) Trip Generation Manual. The Public Works
Department has reviewed the proposed operational characteristics and
determined that a traffic study is not required to comply with the Traffic Phasing
Ordinance.

The Project would replace the existing office buildings with a needed service for
the aging population, where persons over the age of 65 comprise almost 22
percent of the City’s total population according to latest available US Census
Bureau data from July 1, 2018.

Section 5: In accordance with Section 19.68.030(H) (Lot Mergers, Required

Findings) of the NBMC, the following findings and facts in support of such findings (N
through R) are set forth:

Finding:

A.

Approval of the merger will not, under the circumstances of this particular case, be
detrimental to the health, safety, peace, comfort and general welfare of persons
residing or working in the neighborhood of such proposed use or be detrimental or
injurious to property and improvements in the neighborhood or the general welfare
of the City, and further that the proposed lot merger is consistent with the legislative
intent of Title 19 in accordance with Subsection 19.68.030(H)(1).

Facts in Support of Finding:

1.

The Project consists of a single building site constructed across 850 and 856 San
Clemente Drive.

The Property is located within the PC-19 (San Joaquin Plaza Planned Community)
Zoning District, which is amended to accommodate the Project.

The Project is consistent with the purpose and intent of Title 19 (Subdivisions) of
the NBMC, inasmuch as it will help to protect landowners and surrounding
residents, and will preserve the public health, safety, and general welfare of the
City. It will also be consistent with the policies and provisions of the General Plan,
as discussed under Subsection |, Facts 1-3 and Finding P.
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4. All building improvements are required to comply with applicable NBMC
regulations and City policies.

Finding:

B. The lots to be merged are under common fee ownership at the time of the merger
in accordance with Subsection 19.68.030(H)(2).

Fact in Support of Finding:

1. The Properties, described in Section 1 of this Resolution, are under common fee
ownership by Vivante Newport Center, LLC, as evidenced by the Title Report
submitted with the application.

Finding:

C. The lots, as merged, will be consistent or will be more closely compatible with the
applicable zoning regulations and will be consistent with other regulations relating
to the subject property including, but not limited to, the General Plan and any
applicable Coastal Plan or Specific Plan in accordance with Subsection
19.68.030(H)(3).

Facts in Support of Finding:

1. The General Plan Land Use Element designation will be amended for this parcel
from PI (Private Institutions) to MU-H3 (Mixed-Use Horizontal), which is consistent
with the surrounding block in Newport Center. This area is intended to provide for
horizontal intermixing of regional commercial, office, hotel, multi-family residential,
and ancillary commercial uses. The Project, which consists of senior housing (an
attached multi-family residential use) and memory care facility (a nonresidential
use), is consistent with the MU-H3 land use designation.

2. The Project is consistent with the following General Plan Land Use Element
Policies:

a. LU 4.2 - Prohibition of New Residential Subdivisions. Prohibit new residential
subdivisions that would result in additional dwelling units unless authorized by
an amendment of the General Plan (GPA). Lots that have been legally merged
through the Subdivision Map Act and City Subdivision Code approvals are
exempt from the GPA requirements and may be re-subdivided to the original
underlying legal lots. This policy is applicable to all Single Unit, Two Unit, and
Muitiple Unit Residential land use categories.
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The Project includes a General Plan amendment to allow for a mixed-use land
use designation that would accommodate 90 new residential units and 27
memory care beds as part of the Project on a single building site in Newport
Center.

3. Merging of the two (2) existing parcels will comply with Zoning Code requirements
relating to minimum lot area and minimum lot width. The proposed parcel will be
126,600 square feet in area (2.9 acres) for which there is no required minimum lot
size. The width of the parcel will be 429 feet, for which there is no current minimum
lot width. The PC-19 (San Joaquin Plaza Planned Community) text will establish
minimum lot area and lot widths based on the proposed lot merger.

Finding:

D. Neither the lots, as merged, nor the adjoining parcels, will be deprived of legal
access as a result of the merger in accordance with Subsection 19.68.030(H)(4).

Fact in Support of Finding:

1. Neither of the merged parcels, nor the adjoining parcels, will be deprived of legal
access as a result of the merger. Access to both properties is provided from San
Clemente Drive and a new driveway and curb cut will be provided to serve the
Project. Secondary access will be recorded for egress and emergency vehicle
access to the northeast of the property across the Villas Fashion Island property
(APN No. 442-261-23).

Finding:

E. In accordance with Subsection 19.68.030(H)(5), the lots, as merged, will be
consistent with the pattern of development nearby and will not result in a lot width,
depth or orientation, or development site that is incompatible with nearby lots. In
making this finding, the review authority may consider the following:

a. Whether development of the merged lots could significantly deviate from the
pattern of development of adjacent and/or adjoining lots in a manner that would

result in an unreasonable detriment to the use and enjoyment of other properties.

b. Whether the merged lots would be consistent with the character or general
orientation of adjacent and/or adjoining lots.
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¢  Whether the merged lots would be conforming or in greater conformity with
the minimum lot width and area standards for the zoning district.

Facts in Support of Finding:

1.

The orientation and primary access to the merged parcel will remain from San
Clemente Drive, a public road.

Properties along San Clemente Drive consist of varying shapes and sizes.
Although the proposed lot merger will create a larger parcel, it will not create an
excessively large parcel in comparison to existing lots and parcels in Newport
Center. The width of the San Clemente Drive frontage will appear unchanged and
consistent with the widths of other properties on San Clemente Drive.

Section 6: In accordance with Section 19.08.030(A)(3) (Waiver of Parcel Map

Requirement) of the NBMC, the review authority (City Council) may approve a waiver of
the parcel map requirement in cases where no more than three (3) parcels are eliminated.
The following finding and facts in support of such finding are set forth:

Finding:

A

That the proposed division of land complies with requirements as to area,
improvement and design, flood water drainage control, appropriate improved
public roads and property access, sanitary disposal facilities, water supply
availability, environmental protection, and other applicable requirements of Title
19, the Zoning Code, the General Plan, and any applicable Coastal Plan or
Specific Plan.

Facts in Support of Finding:

1.

Improvements on the Property will be required to comply with the development
standards of the NBMC and General Plan.

The Project combines the Properties into a single parcel of land and does not result
in the elimination of more than three (3) parcels.

Approval of the Project would remove the existing interior lot line and allow the
Properties to be used as a single site. The Lot Merger in and of itself would not
change the land use or intensity at the site. The Project complies with all design
standards and improvements required for new subdivisions by Title 19
(Subdivisions), Title 20 (Planning and Zoning), and the General Plan.
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Section 7: The City Council hereby rescinds Modification Permit No. MD2004-059
(PA2004-184) and Use Permit No. UP2005-017 (PA2005-086), which upon vesting of the
rights authorized by this resolution, shall become null and void.

Section 8: In accordance with Section 20.68.050(B)(4)(a) (Review Authority’s
Action) of the NBMC, the following finding and fact in support of the revocation are set
forth:

Finding:

A. The permit or approval was issued in error or circumstances under which the
permit or approval was granted have been modified to an extent that one or more
of the findings that justified the original approval can no longer be made and the
public health, safety, and welfare require the revocation or modifications.

Fact in Support of Finding:

1. The Property is subject to changed circumstances under which the Property will
no longer be improved with the infrastructure and occupied by a use contemplated
by Use Permit No. UP2005-017 and Modification Permit No. MD2004-059.

Section 9: The recitals provided in this resolution are true and correct and are
incorporated into the operative part of this resolution.

Section 10: If any section, subsection, sentence, clause or phrase of this
resolution is, for any reason, held to be invalid or unconstitutional, such decision shall not
affect the validity or constitutionality of the remaining portions of this resolution. The City
Council hereby declares that it would have passed this resolution, and each section,
subsection, sentence, clause or phrase hereof, irrespective of the fact that any one or
more sections, subsections, sentences, clauses or phrases be declared invalid or
unconstitutional.

Section 11: The Museum House Project Final EIR (SCH No. 2016021023) was
prepared in compliance with the California Environmental Quality Act (“CEQA”) as set
forth in California Code of Regulations, Title 14, Division 6, Chapter 3, and City Council
Policy K-3. By Resolution No. 2016-126, the City Council, having final approval authority
over the project, adopted and certified as complete and adequate the Museum House
Project Final Environmental Impact Report (SCH No. 2016021023) and adopted
“Mitigation Monitoring and Reporting Program.” Resolution No. 2016-126 is hereby
incorporated by reference.
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Section 12: The Vivante Senior Housing Environmental Impact Report Addendum
(EIR Addendum) (SCH No. 2016021023) was prepared for the Project incompliance with
CEQA, the State CEQA Guidelines, and City Council Policy K-3. By Resolution No. 2019-
__, the City Council having final approval authority over the Project, adopted and
certified as complete and adequate the Vivante Senior Housing Project Final
Environmental Impact Report Addendum (SCH No. 2016021023) and adopted “Mitigation
Monitoring and Reporting Program.” Resolution No. 2019-___ is hereby incorporated by
reference.

Section 13: This resolution shall take effect upon the effective date of City Council
Ordinance No. 2019- | adopting Planned Community Development Plan Amendment
No. PC2018-001, and City Council Ordinance No. 2019- | adopting Development
Agreement No. DA2018-005, and the City Clerk shall certify the vote adopting the
resolution.

ADOPTED this 13" day of August, 2019.

Diane B. Dixon
Mayor
ATTEST:

Leilani |. Brown
City Clerk

APPROVED AS TO FORM:
CITY ATTORNEY'S OFFICE

VA e
9{( Aaron (~Harp
City Attorney
Attachment(s): Exhibit A: Conditions of Approval
Exhibit B: Project Plans
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Exhibit “A”
Conditions of Approval

(Project-specific conditions are in italics)

PLANNING DIVISION

1.

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

This approval authorizes ninety (90) dwelling units of senior housing/congregate
care and twenty-seven (27) beds for a memory care facility as a Residential Care
Facility for the Elderly, as specified in the adopted Planned Community
Development Plan.

The Project shall adhere to the development standards established in the
amended PC-19 Development Plan for the Project site.

The Applicant shall comply with all Project design features, mitigation measures,
and standard conditions contained within the approved mitigation monitoring
reporting program (MMRP) of the EIR Addendum (SCH No. 2016021023) for the
Project.

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

All proposed signs shall be in conformance with the provisions of PC-19 and
Chapter 20.42 (Sign Standards) of the NBMC.

Prior to the issuance of building permits, Fair Share Traffic Fees shall be paid for the
new elderly residential dwelling units (currently $895.00 per new additional dwelling
unit) in accordance with Chapter 15.38 (Fair Share Traffic Contribution Ordinance)
of the NBMC. A credit for the existing commercial square footage shall be applied
toward this fee and any remaining balance shall be charged to the Applicant.

Prior to the issuance of building permits, San Joaquin Transportation Corridor fees
shall be paid at the multi-family rate (currently $2,595 per dwelling unit times one half
for each new senior housing unit) and at the nonresidential rate (currently $5.68 per
square foot), if applicable, in accordance with the Zone B fees identified in the City’s
fee schedule. Fees may not apply if the property is considered property tax exempt,
to be determined at the time of building permit issuance.

Prior to issuance of final building permits, the Applicant shall prepare a written
disclosure statement prior to sale, lease, or rental of a residential unit in the proposed
mixed-use development consistent with Section 20.48.130.H (Notification to Owners
and Tenants) of the Municipal Code.
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10.

1.

12.

13.

14.

15.

16.

17.

18.

Prior to issuance of final building permits, the Applicant shall record a deed
notification with the County Recorder’s Office approved as to form by the Office of
the City Attorney consistent with Section 20.48.130.1 (Deed Notification). The deed
notification shall state that the residential units are located in a mixed-use project
or in a mixed-use zoning district and that an owner may be subject to impacts,
including inconvenience and discomfort, from lawful activities occurring in the
project or zoning district (e.g. noise, lighting, odors, high pedestrian activity levels,
elc.).

Any material changes in operational characteristics, including but not limited to the
following, may require an amendment to this use permit or issuance of a new use
permit as determined by the Community Development Director:

a. Expiration without renewal, or permanent loss of a Department of Social
Services (DSS) license as a Residential Care Facility for the Elderly (RCFE).

b. Change in on-site staffing that creates a deficiency in parking supply or results
in a parking impact to surrounding properties.

c. Increase in physical capacity of facility and increases in floor area of facility.

d. Request for amendment to any condition or conditions of approval.

Deliveries and refuse collection for the facility shall be prohibited between the
hours of 10:00 p.m. and 7:00 a.m. on weekdays and Saturdays and between the
hours of 10:00 p.m. and 9:00 a.m. on Sundays and Federal holidays, unless
otherwise approved by the Director of Community Development, and may require
an amendment to this Use Permit.

All residents, visitors, and employees shall park on-site. Parking on any streets is
strictly prohibited.

Prior to the issuance of the final certificate of occupancy, the Operator shall obtain
approval of an RCFE license from the DSS and maintain a DSS license at all times
for the memory care facility. The use shall be operated in compliance with
applicable State and local laws.

The Operator shall comply with the Business License provisions of the Municipal
Code.

The Operator shall provide and maintain public notice of the Regional DSS Office
and the Long-Term Ombudsman addresses and phone numbers for receiving
inquiries and/or complaints in reference to the operation of its facility.

The Operator shall not allow more than two residents in one bedroom for the senior
housing dwelling units.

Smoking on-site shall be restricted to a designated area that will prevent second-
hand smoke from traveling to the adjacent properties. This area shall be identified
on the final construction drawings.
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19.

20.

21.

22.

23.

24.

25.

26.

27.

28.

On-site assembly-type amenities within the property are limited solely to use by
the residents of the facility and their visiting guests, and facility staff during their
shift.

Any and all medical waste generated through the operation of the facility shall be
disposed of in accordance with the NBMC, and all other laws and best industry
standards and practices.

All trash shall be stored within the building or within dumpsters stored in the trash
enclosure (three walls and a self-latching gate) or otherwise screened from view
of neighboring properties, except when placed for pick-up by refuse collection
agencies.

Prior to the issuance of building permits, the trash enclosure design shall provide
a minimum of 384 square feet of trash/recycling area and shall have a decorative
solid roof for aesthetic and screening purposes.

Trash receptacles for patrons shall be conveniently located both inside and outside
of the establishment, however, not located on or within any public property or right-
of-way.

The exterior of the business shall be maintained free of litter and graffiti at all times.
The owner or operator shall provide for daily removal of trash, litter debris and graffiti
from the premises and on all abutting sidewalks within twenty (20) feet of the
premises.

The Applicant shall ensure that the trash dumpsters and/or receptacles are
maintained to control odors. This may include the provision of either fully self-
contained dumpsters or periodic steam cleaning of the dumpsters, if deemed
necessary by the Planning Division. 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).

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
the building permits.

Prior to the issuance of building permits, the Applicant shall submit a final
landscape and irrigation plan prepared by a licensed landscape architect. These
plans shall incorporate drought tolerant plantings and water efficient irrigation
practices, and the plans shall be approved by the City Urban Forester and the
Planning Division. The design shall comply with Chapter 14.17 (Water-Efficient
Landscaping) of the NBMC.

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
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29.

30.

31.

32.

33.

34.

35.

36.

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.

The Property shall be in compliance with Section 20.30.070 (Outdoor Lighting) of
the NBMC. If in the opinion of the Community Development Director, the
illumination creates an unacceptable negative impact on surrounding land uses or
environmental resources, the Director may order the dimming of light sources or
other remediation upon finding that the site is excessively illuminated.

Prior to the issuance of building permits, the Applicant shall prepare a photometric
study in conjunction with a final lighting plan for approval by the Planning Division.
The survey shall show that lighting values are “1” or less at all property lines, unless
otherwise approved by the Community Development Director.

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 Division.

All noise generated by the proposed use shall comply with the provisions of
Chapter 10.26 (Community Noise Control) of the NBMC and other applicable noise
control requirements of the NBMC. The maximum noise shall be limited to no more
than depicted below for the specified time periods unless the ambient noise level
is higher:

Between the hours of 7 a.m. and | Between the hours of 10 p.m.
10 p.m. and 7 a.m.
Location Interior Exterior Interior Exterior
Residential Property 45dBA 55dBA 40dBA 50dBA
10 feat of a commercial property | 459BA | 60d8A 45dBA | 50dBA
Mixed Use Property 45dBA 60dBA 45dBA 50dBA
Commercial Property N/A 65dBA N/A 60dBA

Construction activities shall comply with Section 10.28.040 (Construction Activity -
Noise Regulations) of the NBMC, 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 a.m. and 6:00 p.m. on Saturday.
Noise-generating construction activities are not allowed on Sundays or Holidays.

No outside paging system shall be utilized in conjunction with this establishment.

Storage outside of the building in the front or at the rear of the property shall be
prohibited, with the exception of the required trash container enclosure.

A Special Events Permit is required for any event or promotional activity outside
the normal operational characteristics of the approved use, as conditioned, or that
would attract large crowds, involve the sale of alcoholic beverages, include any
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37.

38.

39.

40.

41.

42.

43.

form of on-site media broadcast, or any other activities as specified in the Newport
Beach Municipal Code to require such permits.

A valet plan shall be reviewed and approved by Public Works prior to the first use
of valet service. The approved valet plan shall be used for each event/holiday. Any
changes to the approved plan requires approval of the Public Works Department.

Prior to issuance of any building permit, the Applicant shall provide satisfactory
evidence that a Native American monitor has been retained to observe the site when
construction activities occur in native soils. In the event that tribal cultural resources
are discovered, the Native American monitor shall be included in the consultation on
the recommended next steps.

Prior to issuance of any building permit, the Applicant shall submit a construction
management and delivery plan to be reviewed and approved by the Public Works
and Community Development Departments. The plan shall include discussion of
Project phasing; parking arrangements for both sites during construction (including
construction parking), anticipated haul routes; and construction mitigation. Upon
approval of the plan, the Applicant shall be responsible for implementing and
complying with the stipulations set forth in the approved plan.

This approval may be modified or revoked by the 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.

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.

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
either the current business owner, property owner or the leasing agent.

The term and expiration of Lot Merger No. LM2018-004, Major Site Development
Review No. SD2018-003 and Conditional Use Permit No. UP2018-019 shall be
govemed by Development Agreement No. DA2018-005.

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 Vivante Senior
Housing including, but not limited to, General Plan Amendment No. GP2018-003,
Planned Community Development Plan Amendment No. PC2018-001, Development
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Agreement No. DA2018-005, Major Site Development Review No. SD2018-003,
Conditional Use Permit No. UP2018-019, Lot Merger No. LM2018-004, and EIR
Addendum No. ER2016-002 (PA2018-185). 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, attomeys' 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.

POLICE DEPARTMENT

45.
46.

47.

48.

49.

50.

Alcohol service be limited to 7:00 a.m. through 11:00 p.m., daily.

Alcohol service shall be limited to a Type 47 (On Sale General) and Type 57
(Special On Sale General) Alcoholic Beverage Control License.

Only residents and their guests may be served in the dining halls, café, and lounge
areas. The dining halls, café, and lounge areas shall not be open to the general public
for food and/or alcohol service.

Security cameras with at least a two week retention period must be installed in and
around the alcohol consumption area in the Lounge, Café, and Dining Hall areas.
Those recordings shall be made available to police upon request in a timely manner.

All owners, managers and employees selling alcoholic beverages shall undergo
and successfully complete a certified training program in responsible methods and
skills for selling alcoholic beverages within sixty (60) days of hire. This training
must be updated every three (3) years regardless of certificate expiration date. The
certified program must meet the standards of the certifying/licensing body
designated by the State of California. The establishment shall comply with the
requirements of this section within sixty (60) days of approval. Records of each
owner's, manager's, and employee’s successful completion of the required
certified training program shall be maintained on the premises and shall be
presented upon request by a representative of the City of Newport Beach.

Approval does not permit the premises to operate as a “bar, tavern, cocktail lounge
or nightclub” as defined by the Newport Beach Municipal Code. The Newport Beach
Municipal Code defines bars, lounges, and nightclubs as an establishment that sells
or serves alcoholic beverages for consumption on the premises and is holding or
applying for a public premises license from the California State Department of
Alcoholic Beverage Control (ABC) (i.e. ABC License Type 42 (On-Sale Beer and
Wine — Public Premises), ABC License Type 48 (On-Sale General — Public
Premises), and ABC License Type 61 (On-Sale Beer — Public Premises)). Persons
under twenty-one (21) years of age are not allowed to enter and remain on the
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51.

52.

53.

54.

55.

56.

premises. The establishment shall include any immediately adjacent area that is
owned, leased, rented, or controlled by the licensee.

No alcoholic beverages shall be consumed on any property adjacent to the licensed
premises under the control of the licensee.

Petitioner shall not share any profits or pay any percentage or commission to a
promoter or any other person based upon monies collected as a door charge, cover
charge, or any other form of admission charge, including minimum drink orders or
the sale of drinks.

Food service from the regular menu shall be available at all times when alcohol is
served.

Strict adherence to maximum occupancy limit is required.

The operator shall be responsible for the control of noise generated by the subject
facility. 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 operator shall take reasonable steps to discourage and correct objectionable
conditions that constitute a nuisance in all areas surrounding the alcoholic beverage
outlet and adjacent properties during business hours.

BUILDING DIVISION

57.

58.

59.

60.

61.

62.

A full building code, accessibility, and structural review will be performed at the
time of plan review submittal.

The Applicant is required to obtain all applicable permits from the City’s Building
Division. The construction plans must comply with the most recent, City-adopted
version of the California Building Code (CBC). The construction plans must meet all
applicable State Disabilities Access requirements.

All new construction shall comply with the latest code edition at the time of plan
check submittal. Current code cycle is 2016 California Code Edition with Newport
Beach Municipal Code Amendments.

Prior to grading permit issuance, a grading bond shall be required in accordance
with Section 15.10.080 (Bonds) of the NBMC.

Prior to grading permit issuance, a geotechnical report shall be submitted to the
Building Division for review.

Prior to issuance of grading permits, the Applicant shall prepare and submit a
Water Quality Management Plan (WQMP) for the Project, subject to the approval
of the Building Division and Code and Water Quality Enforcement Division. The
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63.

64.

65.

66.

WQMP shall provide appropriate Best Management Practices (BMPs) to ensure
that no violations of water quality standards or waste discharge requirements
occur.

Prior to grading permit issuance, a drainage and hydrology study shall be
submitted.

Prior to issuance of building permits, the Project shall obtain a general construction
NPDES storm water permit from the State Water Resources Control Board. Tel.
(909) 782-4130.

Prior to the issuance of grading permits, a Storm Water Pollution Prevention Plan
(SWPPP) and Notice of Intent (NOI) to comply with the General Permit for
Construction Activities shall be prepared, submitted to the State Water Quality
Control Board for approval and made part of the construction program. The
Applicant will provide the City with a copy of the NOI and their application check
as proof of filing with the State Water Quality Control Board. This plan will detail
measures and practices that will be in effect during construction to minimize the
Project’s impact on water quality. The SWPPP Report shall prepared by a qualified
SWPPP Developer (QSD) (http://cfpub.epa.gov/npdes/stormwater/swppp.cfm).

The Applicant shall employ the following best available control measures
(“BACMS”) to reduce construction-related air quality impacts:

Dust Control
« Water all active construction areas at least twice daily.
» Cover all haul trucks or maintain at least two feet of freeboard.

« Pave or apply water four times daily to all unpaved parking or staging
areas.

« Sweep or wash any site access points within two hours of any visible dirt
deposits on any public roadway.

« Cover or water twice daily any on-site stockpiles of debris, dirt or other dusty
material.

» Suspend all operations on any unpaved surface if winds exceed 25 mph.
Emissions

* Require 90-day low-NOx tune-ups for off road equipment.

» Limit allowable idling to 30 minutes for trucks and heavy equipment

Off-Site Impacts
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67.

68.

69.

70.

* Encourage carpooling for construction workers.
« Limit lane closures to off-peak travel periods.
» Park construction vehicles off traveled roadways.
*  Wet down or cover dirt hauled off-site.
* Sweep access points daily.
* Encourage receipt of materials during non-peak traffic hours.
» Sandbag construction sites for erosion control.
Fill Placement

« The number and type of equipment for dirt pushing will be limited on any
day to ensure that SCAQMD significance thresholds are not exceeded.

* Maintain and utilize a continuous water application system during earth
placement and compaction to achieve a 10 percent soil moisture content in
the top six-inch surface layer, subject to review/discretion of the
geotechnical engineer.

A list of “good housekeeping” practices will be incorporated into the long-term post-
construction operation of the site to minimize the likelihood that pollutants will be
used, stored or spilled on the site that could impair water quality. These may
include frequent parking area vacuum truck sweeping, removal of wastes or spills,
limited use of harmful fertilizers or pesticides, and the diversion of storm water
away from potential sources of pollution (e.g., trash receptacles and parking
structures). The Stage 2 WQMP shall list and describe all structural and non-
structural BMPs. In addition, the WQMP must also identify the entity responsible
for the long-term inspection, maintenance, and funding for all structural (and if
applicable Treatment Control) BMPs.

Prior to the issuance of building permits, Applicant shall provide full building code
analysis on occupancy, type of construction, actual/allowable floor area,
actual/allowable height, number of stories, sprinkler system, efc.

Prior to the issuance of building permits, Applicant shall provide a full egress
analysis plan.

Prior to the issuance of building permits, Applicant shall provide building or
structure setbacks from top and boftom of slope as shown in CBC, Fig. 1808.7.1.
For descending slopes less than 12 feet in height, minimum setback from
competent slope face material shall be 4 feet.
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71.

72.

73.

74.

75.

76.

77.

78.

79.

80.

81.

82.

Prior to the issuance of building permits, Applicant shall provide accessible routes
throughout the entire site such as parking lot area, public area, common area, and
all pedestrian circulations.

Prior to the issuance of building permits, Applicant shall clearly distinguish between
the public and common area on the plan. Any public areas within the building shall
comply with Title 24 Chapter 11B; and all ground-floor dwelling units and common
areas shall comply with Title 24 Chapter 11A.

Prior to the issuance of building permits, the plans shall reflect all ground-floor units
shall be adaptable and accessible.

Prior to the issuance of building permits, accessible parking spaces shall be
provided for the public use areas in accordance with Section 11B-208.2.

Prior to the issuance of building permits, accessible parking spaces shall be
provided for unassigned and visitor parking in accordance with Section 1109A.5,
in the event provided parking stalls are insufficient.

If any public funding is received for the proposed Project, the entire building will
need to comply with CBC 11B as public housing requirements.

Prior to the issuance of building permits, building areas used to determine based
on the type of construction and occupancy classification shall be the area include
within surrounding exterior walls exclusive of vent shafts and courts. See definition
of “Area, Building” under CBC.

Prior to the issuance of building permits, Applicant shall identify/clarify all the
dotted lines shown on the civil drawings.

Prior to the issuance of building permits, the plans shall reflect that the proposed
building shall not impose surcharge pressures onto existing neighboring retaining
walls.

Prior to the issuance of building permits, the plans shall reflect that the exit
enclosure located at the south wing shall discharge directly out of the building or
via passageway.

Prior to the issuance of building permits, the plans shall reflect a minimum two-
hour rated exit enclosure stairway. This will be required when connected to four or
more stories.

Prior to the issuance of building permits, the plans shall reflect where the means
of egress from stories above and below converge at an intermediate level, the
capacity of the means of egress from the point of convergence shall be not less
than the largest minimum width or the sum of the required capacities for the
stairways serving the two adjacent stories, whichever is larger (CBC 1005.7)
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83.  Prior to the issuance of building permits, the plans shall provide elevator lobby and
hoistway opening protection in accordance with CBC Section 3006.

84.  Priorto the issuance of building permits, the plans shall identify the pool equipment
and list the quantity of all hazardous materials stored on-site.

FIRE DEPARTMENT

85. The Applicant is required to obtain all applicable permits from the City’s Fire
Department.

86.  Per California Fire Code (CFC) Section 907.2.9 Group R-2.1, fire alarm systems
and smoke alarms shall be installed in Group R-2.1 occupancies as required in
Sections 907.2.9.1 and 907.2.9.4.

87. A manual fire alarm system that activates the occupant notification system in
accordance with Section 907.5 shall be installed in Group A occupancies where
the occupant load due to the assembly occupancy is 300 or more (CFC Section
907.2.1).

88. Automatic sprinkler systems shall be designed and installed in accordance with
Section 903.3.1 through 903.3.9 (CFC Section 903.3).

89.  Single or multiple station smoke alarms shall be installed and maintained in Group
R-2.1 in the following locations:
a. On the ceiling or wall outside of each, separate sleeping area in the immediate
vicinity of bedrooms.
b. In each room used for sleeping purposes.

90. Fire apparatus access roads shall meet the requirements of CFC Section 503.1.1
and Newport Beach Fire Department Guideline C.01 and C.02. The fire apparatus
access road shall extend to within 150 feet of all portions of the facility and all
portions of the exterior walls of the first story of the buildings as measured by an
approved route around the exterior of the building or facility.

91. Dead-end fire apparatus access roads in excess of 150 feet in length shall be
provided with an approved cul-de-sac for turning around the fire apparatus without
backing up. Turnarounds shall meet the turning radius requirements identified in
Newport Beach Fire Department Guideline C.01. The minimum cul-de-sac radius
is 40 feet without parking. An alternative hammerhead turnaround is acceptable,
designed to the dimensions as indicated in Newport Beach Fire Department
Guideline C.01.

92. Fire access roadways must be constructed of a material that provides an all-
weather driving surface and capable of supporting 72,000 pounds imposed load
for fire apparatus and truck outrigger loads. Calculations stamped and signed by
a Registered Professional Engineer shall certify that the proposed surface meets
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93.

94.

95.

96.

97.

98.

99.

100.

101.

102.

the criteria of an all-weather driving surface and is capable of withstanding the
weight of 72,000 pounds (Newport Beach Fire Department Guideline C.01).

An approved water supply capable of supplying the required fire flow for fire
protection shall be provided to premises upon which facilities and buildings are
hereafter constructed or moved into or within the jurisdiction (CFC Section 507.1).

Fire flow shall be determined as per City Guideline B.01 (CFC 507.3).

Fire hydrants shall be provided and located within 400 feet of all portions of the
building (CFC Section 507.5.1).

The Fire Department Connection (FDC) shall be on the address side of the building
and located a minimum of 30 feet from beginning of the radius for the driveway
approach; arranged so they are located immediately adjacent to the approved fire
department access road so that hose lines can be readily and conveniently
aftached to the inlets without interference from nearby objects including building,
fence, posts, or other fire department connections (Newport Beach Fire
Department Guideline F.04).

The FDC shall be located no more than 100 feet from a public hydrant (Newport
Beach Fire Department Guideline F.04).

Public Safety Radio Coverage will be required as per CFC Section 510.1 and City
Guideline D.05.

Standby power shall be provided for emergency responder radio coverage
systems as required in Section 510.4.2.3. The standby power supply shall be
capable of operating the emergency responder radio coverage system for a
duration of not less than 24 hours (CFC Section 604.2.3).

As per Amendment to CFC Section 604.8, provide and install electrical outlets (120
volt, duplex) connected to the emergency generator circuitry system when a
generator is required by Section 604.2 of the CFC in every fire control room and in
other areas as may be designated by the fire code official in the following locations:
In the main exit corridor of each floor adjacent to each exit enclosure;

On every level in every stairwell;

In each elevator lobby;

In public assembly areas larger than 1,500 square feet;

In every fire control room; and

In such other areas as may be designated by the fire code official.

~0 Q0o

Gurney-sized accessible elevator will be required with elevator recall as per CFC
Section 607 and CBC Section 3002.

A Type | hood shall be installed at or above all commercial cooking appliances and
domestic cooking appliances used for commercial purposes that produce grease
vapors (CFC Section 609.2).
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103. Each required commercial kitchen exhaust hood and duct system required by
Section 609 to have a Type | hood shall be protected with an approved automatic
fire extinguishing system installed in accordance with this code (CFC Section
904.2.2).

104. Separation walls and horizontal separations must be provided as per California
Building Code (CBC) Sections 420.2 and 420.3

105. Smoke barriers shall be provided in Group R-2.1 to subdivide every story used by
persons receiving care, treatment or sleeping and to provide other stories with an
occupant load of 50 or more persons, into no fewer than two smoke compartments.
Such stories shall be divided info smoke compartments with an area of not more
than 22,500 square feet and the distance of travel from any point in a smoke
compartment to a smoke barrier door shall not exceed 200 feet. The smoke barrier
shall be in accordance with CFC Section 7089.

106. Refuse areas shall be provided within each smoke compartment as per California
Building Code (CBC) Section 420.4.1.

107. Licensed 24-hour care facilities in a Group R-2.1, R-3.1 or R-4 occupancy shall
comply with CBC Section 435 for special provisions for licensed 24-hour care
facilities in a Group R-2.1, R3.1 or R-4 occupancy.

108. Carbon dioxide systems with more than 100 pounds of carbon dioxide used in
beverage dispensing applications shall comply with CFC Sections 5307.2 through
5307.5.2 (CFC Section 5307.1 and City Guideline E.04).

109. Where carbon dioxide storage tanks, cylinders, piping and equipment are located
indoors, rooms, or areas containing carbon dioxide storage tanks, cylinders, piping
and fittings and other areas where a leak of carbon dioxide can collect shall be
provided with either ventilation in accordance with Section 5307.5.1 or an
emergency alarm system in accordance with Section 5§307.5.2 (CFC Section
5307.5).

110. Underground Fire line shall be designed as per Newport Beach Fire Department
Guideline F.04.

PUBLIC WORKS DEPARTMENT

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

112. Reconstruct the existing broken and/or otherwise damaged concrete sidewalk
panels, curb, and gutter along the San Clemente Drive frontage.

113. Water and sewer demand studies are required.
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114.

115.

116.

117.

118.

119.

120.

121.

122.

123.

124.

125.

126.

All unused sewer laterals to be abandoned shall be capped at the property line. If
the sewer lateral to be abandoned has an existing cleanout, abandonment shall
include removal of the cleanout riser, the 4TT box and the wye. Sewer lateral shall
then be capped where the wye used to be.

A new sewer cleanout shall be installed on the proposed sewer lateral per STD-
406-L adjacent to the property line in the San Clemente Drive public right-of-way
or within the sewer easement.

Prior to the issuance of building permits and in accordance with Chapter 13 of the
City Municipal Code, 48-inch box street trees shall be planted along the San
Clemente Drive frontage. Tree species (Ficus Rubiganosa) shall be planted per
Council Policy G-6. Quantity and location of trees to be determined by Municipal
Operations Division at plan check.

Allimprovements, including the proposed landscaping at the driveway shall comply
with the City’s sight distance requirement. See City Standard 110-L and Municipal
Code Section 20.30.130.

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

All on-site drainage shall comply with the latest City Water Quality requirements.
The driveway approach shall be constructed per City Standards.

No permanent structures can be built within the limits of the proposed and existing
easements.

All proposed street trees are to be located at least 10 feet away from all utility
services and driveway approaches.

All dead-end drive aisles shall be accompanied by a dedicated turnaround area
and 5-foot wide minimum hammerhead/drive aisle dedication.

No temporary or permanent structural encroachments will be permitted within the
public right-of-way or city easement areas, including but not limited to, caissons,
tie-backs, shoring, etc. No excavation will be permitted within the public right-of-
way as part of the foundation shoring installation.

Due to proposed modification or removal of existing City water and sewer facilities,
existing easements will need to be adjusted prior to recordation of the lot merger.
Applicant is responsible for the preparation of all easement documents.

Applicant is responsible for all utility upgrades that are required to accommodate
the Project, including off-site sewer upgrades.
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127.

128.

129.

130.

131.

132.

133.

Applicant is required to obtain approval from the adjacent property owner (888 San
Clemente Drive) regarding the proposed street end configuration and is
responsible to construct said improvements.

Orange County Sanitation District fees shall be paid prior to the issuance of any
building permits.

Prior to commencement of demolition and grading of the Project, the Applicant
shall submit a construction management and delivery plan to be reviewed and
approved by the Public Works Department. The plan shall include discussion of
Project phasing; parking arrangements for both sites during construction;
anticipated haul routes and construction mitigation. Upon approval of the plan, the
Applicant shall be responsible for implementing and complying with the stipulations
set forth in the approved plan.

Traffic control and truck route plans shall be reviewed and approved by the Public
Works Department before their implementation. Large construction vehicles shall
not be permitted to travel narrow streets as determined by the Public Works
Department. Disruption caused by construction work along roadways and by
movement of construction vehicles shall be minimized by proper use of traffic
control equipment and flagman.

Prior to the issuance of building permits, the Lot Merger shall be recorded. The Lot
Merger exhibits shall be submitted to the Public Works Department for final review
and approval. All applicable fees shall be paid.

Prior to the final of building permits, a secondary access easement shall be

recorded for the rear access drive across Villas Fashion Island (APN No. 442-261-
22).

Prior to the issuance of building permits, easements for unused utilities shall be

abandoned and recorded.

UTILITIES DEPARTMENT

134.

A Standard Stormwater Mitigation Plan (SSMP) is required for the private sewer
system. The SSMP shall be recorded with the property similar to a WQMP.
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Exhibit “B”

Project Plans

16-196



HIKS

VIVANTE - SENIOR ASSISTED LIVING

NEWPORT BEACH, CALIFORNIA

s g HF

£ H 3 . 8|z

: z R H E m -1 1
=5 B2 HEE z 5 .5 i,
T3 [ EAC A RO L
R mt HESEE T :f E|i%1 (1%
HEES] Mmmm HIBER HE M 333 2|33 B3
R HEE T A HE -
8353 31E2F Eli6: §43f 8333 3lisk Bligd 83

mmmmm.m

=d—4=4- = ==

W W W

16-197

ENTITLEMENT RESUBMITTAL 3




LOCATION SITE MAP | PROJECT INFORMATION INDEX OF DRAWINGS

PROJECT INFORMATICN — i ——Tpr] I II(S
¢ At 100 b |
NEWPORT ETACH ALY ol
v
otac retson
5 e T

ARCHITECT

22038 R11 B

BUILDING PLANNING |
ccuran

GOVERNING
cari oo mt

AGENCY
WA BLAC

APPLICABLE CODES
-

1
gyt

| MY 4373 Al §1ANGAR
| BATE MARBCA §AIS nOUTIG ACT ©

ESSENTIAL FACILITY (CHAPTER 16, 1BC)
BRI ACUTY NG

UTILITY ENGINEER
A330CIATES, INC
s BTt

FIRE PROTECTION Y
[Ty

| SwonE COMTRGY YES OEOTECHINICAL ENGINEER

PRCH 58K I (L
e avEa

| PROJECT AREA SUMMARY PROJECT DATA

CA

GROSS AREA I UNIT MIX ZONING

RGN G AR A B COE )

APN HUMBERS AND LOT AREA

PERCENTAGE OF SITE COVERAGE (SITE PLAN)

AR 0 BB 1T W - 148 101 covinaan

B PAREG kaLA

BUILDING HEIGHT

VIVANTE - SENIOR
ASSISTED LIVING

NEWPORT BEACH,

PARMING CALCULATIONS

S

oL

ST,
LG IAK VLt
4 il

" sescnrnn urt
OPEN 3PACE

oummortn st 3y

FANATLOHN BPACT 14381 ‘

COMMON SPACE

L PROIECT rMaLA

22222

an

06/28/19
ENTITLEMENT

‘ RESUBMITTAL 3
Wit ne

PROJECT
INFORMATION

‘ e N

A1.1

16-198



o oAy

SAIE108 10y v A AT RASON 31 F M HADY

a A PROPERTY llN:J

PROPERTY LINZ

17104

»%, J

ta /

-
'/
prtes
I
.

M3L: 17108 .

«w—-—Tv’—--—cn

an-v——---—wv—-—-'m

PROPERTY LINZ

M3L: 18047

e bRt

o

i e o asnt :
s — — "
\ o e —
M3L: 1TT.0T .
.
-

i
o
i
‘
4

. - d—

e c'___‘..-—o-r-'
L o — !
—— sROPERTY LINE - /

' i o
b,
|
N .E N ’ umﬂ.nlu \'{ T
—'§ 3L: 131.00 !
BLDG. FOOTRPRINT
MAIN ENTRY
M3L: 191.00
: i
! o ,
' ‘
b
' 3
iU !
Ebar -
1
L
| ! o [ l
— i -_--_L-ﬂ;'.’--—

nwps-—p-q--a—_w,npg-T--mg.w—q.—--—p---—uv?-]
. e - L .

s

'

canrate -
aaow’

&)

aweie B

. v i

H AT PRON 30 H

. ANTCH e P0ATS A Nls
. *

ar e
-t

f< . . - -—
' : PROPEATY LNE e
. 1 . . » o ..

- 1 o - N -+
‘L

H
| A
!

- — S - —— - —— . — - —— - Gi—— - — -

o SITE PLAN PLANNING
e TE G avametists m

LANDICAPE
Prass suan ASSOCMIES
st

2 wanr
Saamarar A msct

STRUCTURAL
o Wt

Tocome arae "

n G a e

2P ENCINZER

Saa e ans G 08

OWHER CONSUL TANTS
CIVIL NGINZER

AT A AS3OCMTLS o

ra sARLCINIEN Gty
Py

UTILITY EM0INZER
ABSCCIATES, INC

N IO GATE DAR Bt 103,
T IPRErer ™y

GZOTECHIMCAL ENCINEZR

R
NG

VIVANTE - SENIO
ASSISTED LIVI
NEWPORT BEACH, CA

oban
< remariom s

St e
22222
san

06/26/19

ENTITLEMENT
RESUBMITTAL 3
et

SITE PLAN

P

A2.0

16-199



HIKS

ARCHITECT

LEGEND { /

VEHICLE e PROPERTY LINE |
|
|
|

SERVICE  —————————
EMERGENCY
| PEDESTRIAN -

LANDSCAPE
PERRY BURR & ASSOCIATES
7 uARIA BV
AN RAFALL CA b1

—

MEP ENGINEER

Lart gy gt enameERs

R COMN: T

CIVIL ENGINEER
THIT R ASSECITES
751 . PARKEENTL
AT AN, A 82

UTILITY ENGINEER
ASSOCIATES, INC

A OE RIDGEGATE GRNT SUITE 165
TEVECULA, A BT

7, PROPERTYLINE | 111 | t
. -_,,.,-,_._.-....:.,,.,_W,.,.-I. i | {
TRASH & g :

RECYCLING [ i i : z |
400 SF !

! i ! PROPERTY -

GEOTECHINICAL ENGINEER
LINE Ticad

static OF £SSAONALS NC. (3T,
$134 CORPORATE AVEMUE
cvemrs casoin

St T et e R, e e B

PROPERTY LINE - ,,,_J

BLDG. FOOTRPRINT

ASSISTED LIVING
NEWPORT BEACH, CA

VIVANTE - SENIOR

MAIN ENTRY

= T
pdd

e e e e e e e e e e e

\ | oy
o otscawnion wit

Accrssmt

A, 9 i RS PREICE NUMBER

i | f 22222

LGS .-..-_'-..7...-3--'__-_.

e

06/28/18

ENTITLEMENT
RESUBMITTAL 3

SAN CLEMENTE DR, SITE CIRCULATION

5

PROPERTY LINE

0 1 SITE CIRCULATION

S . .1 ] \

16-200



pows 2

(W]

Lana

lu,T_.Tll I S o PN

\

o "“j Tl | Y
e e ?
oS TEL R -l S I ‘

om

anvacos

vl

1i82t s

2y

T s

o zant
mivasy

VIVANTE - SENIOR
ASSISTED LIVING

g
o
T
Q
]
(-]
(-
[+ 4
=]
:
<

ey renACt musn

22222

an

08/28/18

ENTITLEMENT

RESUBMITTAL 3
"

e
BASEMENT FLOOR
PLAN

A2.1

16-201



5 2t tonrs

O AT AR 3 0

o can
e 00 49 WA

al 4] wea [ n
=
i - . «'
[wi] el [ie4
i
'l_’,-l =) T:L

01

UTILITY ENGINEER
ABS0CIATES, INC
L A CAT SN W't 108

<
o °
Zx
S O
3 o
a o
=
20
N o
7w
LT

Z

-----

a3 et naen
22222

e
06/28/19

ENTITLEMENT
REIUBMIT‘I’AL 3

LEVEL 01 FLOOR
PLAN

A2.2

16-202



HIKS

ARCHITECT

S ARCHIECTS WiC

220 AvANT STUEE" ST 10
AN HAANCISCO TA BiveT

LANDICAPE
PLRRYSUAR LASSOCUTES

STRUCTURAL ENGINZER
3mrson QLMLRIANECES
o0 P STREET TATE 00

L AANCBCO CA BT

MEP ENGINZER
ShacaLs IVOMELRS

93 5001 LAKE AVEMIE. SLETE 840
PASADENA. CA 81561

ownER

I3 CowanRy

| MaAR DR PACE SUTE 10
TanTh A CAO2IGH

CIVIL ENGINEZER
AT AASSOCMILS. NG
701 PARKCENTER DAL
SATA AA CARDIGE

UTILITY ENGINIER
AS30CIATED, INC

ONL RIOGLGATL DML WAL 158
TEMECULA CANIIG

GEOTECHINICAL ENGINZER
GROTEErwIEAL DROF ESSIONALS NG (0P
734 CORPORATE AvE Mot

CveRLs Gasons

VIVANTE - SENIO

ASSISTED LIVING
NEWPORT BEACH, CA

wension
N CESCRBIIOY ante

s eR0u S WwE

22222

Gany
06/2819

st
I ENTITLEMENT

RESUBMITTAL 3
et
LEVEL 02 FLOOR
e PLAN

01 LeveLo2 it no

Wr e

16-203




0115 e

UTILITY ENGINZR
ASSOCIATES, INC
ONE RIDGEGATS CANT St 138
TEMCULA CA MK

GTECINICA, VROP LEHONALS G

NG

ASSISTED LIVI
NEWPORT BEACH, CA

s FROKET NWAER
22222

At

06/2818

xxxxx
ENTITLEMENT
RESUBMITTAL 3
s une

LEVEL 03-04
FLOOR PLAN

A2.4

16-204




O AT RSN 338 01 t0a2y

novzan
“rnoone 8 i ATAN

j

l
A
-1

-n-

P

HKS

Memuev
e

VIVANTE - SENIOR
ASSISTED LIVING
NEWPORT BEACH, CA

et reo st et

22222

06/28/119
ENTITLEMENT
RESUBMITTAL 3
o ng

LEVEL 05-08
FLOOR PLAN

A2.5

16-205



: \'yf?@x-w«m :

Hmi]IL’HENHUHHUfﬁHHLHMHUILE LHIRELEL

N oo s st g

T
Il =R i : :
s
i st

01 5orie

CIVIL ENGINEZR
TAIT LASIOCIIES IS
121% PANKCENTER DN

1nTAANA CARSS

uriury !D‘Ollllgl

<
o
T
3
<
il
@
&
<)
&
=
w
F

VIVANTE - SENIOR
ASSISTED LIVING

LTI

22222

BWHQ

s
ENTITLEMENT
RESUBMITTAL 3
worerune

ROOF PLAN

A2.6

16-206




06 M“;:}f'! 21, AT 10 AM.

JUNE 21, AT 3 PM
03 T

O LUnE2t, ATH0AM
Tiwe

02

SEPTEMBER 21, AT 10AM

T

0

SEPTEMBER 21, AT 3PM

Err

Gty

\‘J

LI RO TE A

HI(S

ARClTECT

SAN FRANCISCD CAM1T
LANDSCAPE

STRUCTURAL EHGINEER
o UM RTE B HEGER

190 FIL STRLLT, SUTE 80

AN PRANCEED A 111

MEP ENGINEER

OWNER
NS CoMPANE S
{MarARTUR PLASE 8 300
sant

OWHER CONSULTANTS
CIVIL ENGINEER

UTILITY ENGINEER
ASSOCIATES, INC

ONE RIDGEGATE DRNE BATE 165
TEVIEULA CA B

olo'rlcmmcn ENGINEER

ante) P
Thacon cuu e
nnnnnnnn

VIVANTE - SENIOR
ASSISTED LIVING
NEWPORT BEACH, CA

Apson
~a o

L RG] mmaE

22222
oare
06/28/19

st
ENTITLEMENT
REIUBMI'I"I.'AL 3

SHAIIGW STUDIES

e

A3.1

16-207




s

VST WRE § LT

o Ty

wiot part

0

1|03

OCTOBER 21, AT 10AM

-

OCTORER 21, AT 3PM

(s

()2 DECEMBER 21, AT 10AM

o

()] DECEMBER 21, AT I PM
- ra

€ E T b

e
MG A we
GEOTECHINICAL ENGINEER
CEOTHGrICAL FACH ELINALE NG (Y
3134 CORRORATE AYENGE

CreaEs CAgons

VIVANTE - SENIOR
ASSISTED LIVING
NEWPORT BEACH, CA

R
22222

e

06/28/19

s
ENTITLEMENT
RESUBMITTAL 3

P

SHADOW STUDIES

iTaG

A3.2

16-208




Cre IR

finwn

TS AT AR §

s e e

[V ST

AL A

L iar weoow

PP |

TS G 04O

— -G

As)
vionen

e &

.

i ‘
RN S
H S A0

s — TR
. i | .
i
; i
T . — S
J | o~
| i
i ; S S
- ! . i oV
1 1 | e
. .
— — e
| | AR
!
o anbe . Lol g &
pas L)L
: LR

AU T T G AL e et N
INCLLSNG 807 L MATED T W CIANCIA. TN T WA
COMMINICATIN [ Gk h 86 N0 PR Tan
"1t 108 OF Tk PAMSL® 30 P11 P ina ! B DT

AT RN Tk CALR NV aE T BIEET O
Gaciarans

TG it B

T ane

——

T T B e

A A

L0t & T

| - som

conpon ant o

()2 BUILDING sECTION

Mz

— - a— R

- ﬂ—ww
s e»o‘ ,‘

; T

| | . “ s

D R R TS
I R S R )

| -5
(01 BuLomNo secTion
i e

€198 B ARG o

HIKS

ARCHITECT

AN S AANCICO CA tattt

MEP EMOINEZR
Soomacht; tnam LR

0 S aar it S
rasaana sap

CIVIL ENGINZER
AT LASSOCIIES IC
N PARKLENTER DRNE
LanTAAne A WIS

UTILITY ENGINZRR
ASSOCIATED, INC

NG

VIVANTE - SENIOR
ASSISTED LIVI
NEWPORT BEACH, C

RS
~ rescamnon we

sy

22222

06/28/19

s
ENTITLEMENT
RESUBMITTAL 3
et
PROPOSED
BUILDINGS
SECTIONS

A4.1

16-209




(0 souTH axo

LANDSCAPE

PERAY BURR & ASSOCTES
7 uARITA RV

AN RAPALL CA B4R

STRUCTURAL ENGINEER

SIMPSON CLMPE T & EGK R
0 FVL STRELT, SUITE 600
Pt

MEP ENGINEER
SCHNACKEL ENGINEERS

WHER TANT!

CIVIL ENGINEER
THT R ASIOCMTES, T

F1 N PARKEENTEN DANE
SANTA ANA, GA 82725
UTILITY ENGINEER
ASSOCIATES, INC
DanE suTt 168
v

GEOTEGHINICAL ENGINEER
PAOH ESSKNALS G (0P

CA

VIVANTE - SENIOR
ASSISTED LIVING
NEWPORT BEACH,

MO LT ane

22222

e

06/28/19

e
ENTITLEMENT
RESUBMITTAL 3

SEETTINE
BUILDING AXO
VIEWS

SEET NG

A6.1

16-210



i ¥2 ‘HOV3E 14O0dMIN

ONIAIT A31SISSY
HOIN3S - ILNVAIA

P
ENTITLEMENT

RESUBMITTAL 3
et nng
BUILDING AXO

VIEWS

A6.2

16-211



1 HEmEs

NORTH ELEVATION
-

siinm
jEFE
13

ASSISTED LIVING ;5
NEWPORT BEACH,CA '} ‘=

VIVANTE - SENIOR

TTTTTTTTTTT
RRRRRRRRRRR
..........
EEEEEEEEE

i

16-212



V9 ‘HOV3E LYOJMIN L s
ONIAIT A3 LSISSV | iy 2 2
YOIN3S - ILNVAIA bl 111335818

RESUBMITTAL 3
SEETTINE

ELEVATIONS

w w Aw M %
AP I S A O LI LI € .
N mmu g rt=t=t"t=t=" 3
HIBIENEE R e f 8
b= —{ ! 4 1 [ | | z,
L A | 3
| ﬂ ! M
s
=
r
u:: |
R =S H— |
i - - 5 .—....l...|
B EBETmE
‘o I Y, o e |
; 8}
B8]
B |EH | =
B B B
@] (o]
8]

WEST ELEVATION
Jar-iw >

01

i e KUBIS

16-213



HIKS

ARCHITECT
nas.

e
7 wAm A AVENUE
San MATATL CA Sasa

STRUCTURAL ENGINEER
on G

e
A wo T

| civiL enaineer

it e

o1 PaAREENTY DA
Q2sEcTien Th S
S

TILITY ENGINEER
Hlﬂ‘llfll‘ IHE
ChE IOCECATE DANT BT 105

TEMECULA Ca bsse

GEOTECHNICAL FACF ESSIONALS WG (G71
—~+—3 1M CORPORATE AVENIL
CraEs CAbeN

-4
o ©
Z T
= 0
3§
E} [++]

-
=
0 &
N o
L
<

=

1 GEOTECHINICAL ENGINEER

VIVANTE - SENIOR

I T T i 7 il i I [
o - o TRASHENCLOSURE | coum I I i
e H— I I I I i

= ey i S 3 — . k= _\t e el =Rl [
b= a s g "r — e pid | .T |
— 3 = = = R e s - . - - ; | i i
B Z . - 1 |
: 5 , ‘: T \
|
|
|
|
|
\

o #ﬁ@%g"' o

E
'4HP'hW %}

|

|

I

I

|

I

|

I

I

|
e = ESZZFIEZEEEIEIZIIIEERE23E2255]
. - , S| i / I | I I '

+

I

I

I

|

1
|
I I 1 I | R
|
|
|
|

(4 EAsT ELEVATION

3 FarS1EELTCHARK PANIES Y BEaw

22222

oare
06/28/19

st
ENTITLEMENT
RESUBMIT‘I’AL 3

DE'I'AI LS

|
- sriecmmvsmes samies. oz saroc
T S e oato v a- a-ac

- P aFSTEE BOTION KAk KANTED

Q3 RALINGELEVATION 01 o .

BHETNG.

SITE RAILING CARPORT

16-214




bl

S AR o meen

THe

L

LEGAL DESCRIPTION

U0 RTTRRED TO M TS COMBTMENT 6 STUATID o RE CTY OF MEWPORT BEACY & N COUNTY OF
M STATL OF CALFDRGA 40 15 DESCREED AS FOLLOWS

PR &

nlcuz-ln(o X . §
umll.'us‘mga PARCLL WPS. e THE OFFICE
mmurm

SUBECT TO T [XPACSS LMIATON TWAT WY MO WL OPRATONG FOR D DXRORATOM. DEVILOPWWT
CXTRACION M0 TNONG OF MY OF SHD SUBSINWCES DL BE CARRLD Om AT LOVQLS BOLOW THE OEPTH OF
MSORED (300) FEET FROM N SURFACE OF SAK LMO BY WEANS OF WELLS, CERRICX, AMO/OR OTHER
FROW SURFACE LOCATONS ON ADIMING OR MCIGHEORNG LAO. A0 SLBCT FLATMER TO THE
CXPRESS UMTATON A I FORIGOMG RESCAAION SHAL ® NO WAT Of WITRPRETED 10 WQILOC aNY
INTRY N MO UPON T SURTACE OF SKD WO, AS RISEMVED BY DE BV COMPANY. &

OF DE ST OF DEST WACKAA W A OCED RECORDED FEDRUAY 23

CORPORATON
1972 45 BTN W)
iy 8

PARCEL T AS S0
o:mul 2. 1093 45 somadn w0
Y OF MEWPOR

LXMBT W OF OIY OF SO 0008 L1 (od TN, 0
mm:l ) OF OFFICW, RICORDS OF ORAMGL COUNI
. SITE OF CALFDRMA,

gggzz;s
238
é!
25
3
i
3
H
i
3
a
-3
i
§
-3
5

§
i
:
:
H

vt o8
OR WTH AISPECH 1O

PANCIL B-1
APPUNTINNT NON-EKCLUSML JOWT ACCESS [ASLMINT FOR ACCESS NGAISS WO ECRESS OVIR Tl
PORNON CF PARCEL 1 AS mri'ao"um BEACH L0V L ADASSTRINT WO 95-3
e CO(R 31, 1993 a3 eSTRMN N0 oFTON A3 WOR( ALY
gmo-n(uam o BWDLX'O” )l 'MA&‘S’N"‘W 19750484348
PECOMMNG AT THE MOST SOUTRLT SOUTMASTIRT COMMR OF SAD PARCIL | MNCE NORTERLY AOMC T
OF SN PARCIL | NORTH OF 03 01" (sl 3500 FEET, THNCE SOUTH 87 34" %9°

MKIEAS‘(!'MD‘S‘OW‘UU(-OWWGI"\K“N 5‘8!‘05'“0)

BENCHMARK

OCIM ¥o-38-77 WAVDES (LY =019 928 TEAR UEVELED 1989

umoavocsm-um W4T OCS ALMMA BERCIRRARY DSk SIAWED “3N-36- 11", ST o T
10 W I

VDA O 4 F1 WOTCRT OF DA SCUNERT OB FACE OF T MEZMN VOMAENT & SCT UV
™ SOrRA

BASIS OF BEARINGS

GLARNGS, SHONN WEREON ARE BASED LPON TWE CENTERUM. OF SAN CLEWENTE DAL DEING NORTH )92213°
BEST AS SHOWN OW THE PARCEL WAP 2016-105 RECORDID W BOOK 339, PACES 39-35. OF
RECORDS OF GRAMGE COUMTY CALKORMA.

IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE, STATE OF CALIFORNIA

WVANTE - SENIOR ASSISTED LIVING

PRECISE GRADING PLANS

PREPARED FOR:
NEXUS COMPANIES
1 MacARTHUR PLACE; SUITE 300
SANTA ANA,

CA 92707

. S

va

1

.

s
st LLE

e Y

Praoe o

. g uvad

P Sy

e

Lr-

LRV 3% 2%

INDEX MAP

SCAL 00

ABBREVIATIONS

R s
&% o Ty - 37Ty
clo3 TN -Slan O 0N W e
C104 CETAL SECT ::::J’a
5:3 N e il T
o STORM CRAN PN oun (e 1o
cloy URITY Pn iy dogd
aw § oo, Cnma. Pus A awoue
&l il g, ==
T BT ma
RN
tawe  ave
£L00D ZONE [
L T PROPCRTY LS v 200 ¢ " -1 A
(e, M L T O QU T~ .
rrr iy At E_: =g -
T : ::rm
TILITY COMPAN
EMEHRGENCY NUMBER LIUTY COMPANIES
an Do TR [

=
1 BACAIS AL T 3D
UM Cou3! WG Co BRI
(he) sad- 000

00STA WSA CA 9282

AL (809) 4234733
MW 9O O UK
AR CPARNMNT

UNDERGROUND SERVICE ALERT

Cal TOLL FREE

1-800-422-3133
W WATS ATIOW.
AL O YOI
TR0 WOURNG DATS BES OME Y0 1HG

00 1hb SBGLT
MWGRT BEADL Cr 910)
AU (309) $44- 3000

DO USRS (300
’o ez 80

ca nrr
AOC (800) $33-4388

SR g
By p5,8 0.
h"mqum
NI

i

3
aq
3

TR
i i
|
3

i

30Q4420303585
Qeaeanqqaq
GHETHT

SOUMOW CArOer CAS
O ant

CATAAIZD CNPOCENT
WONCRET PAR CA 9173
hOC (UK} 427+ 22D

Psach
POC (50) 203-2233

N

ARTI
summu af wmnnu

SR N QUNTLS 43 90U HORON ML 108 PUMT AO/08 B0
PRPOSLS OLT Wl GRAGING CON A e
uumawm-mm o1 3 SIART OF QRACNG MO ACCOLNT FOR

SUBSOE!
SOUL BASS FOR ALL PATMENTS FOR

VICINITY MAP |

.

GENERAL NOTES:

ISSUANCE OF A BURLDNG

or “( LEGAL IEW'!IKMS 10 OBSERVE COVENANTS. COMD
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AN APPROPRIATE PLRNITS AND UCENSES FRON THE
TONS PRIOR 10 ANY CONSIRUCTON OR
WATS DR EASEWENTS
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MMS W 0'! THESE
WO CUARANTE

W ouact
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DRECHON OF THE CsTv ER
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W ACCORDANCE MW THE APPUCARLL
RELATON 40 PROWSONS O T e o sEORT DEACH A0 TE CORTY OF

AN “TSSUANCE OF A BULOWG PERMS DY D€ OFY OF I(m’ BEACH OOLS w01 RELEVE R
mvs:r»(umumutuvs 10 0BSERVE COVENANTS, COMO RONS WaCH MAY B
RECORCED AGAWST THC PROPERTY CR TO CBTAN PLANS YOU SHGAD CONTACE W COMMNTY ASSOOABONS
PROR 10 COMIENCEMINT OF ANY CONSTRUCTION AUTHORIZED BY TS PERMT*
PLEASE NOTE ON PLAK. “PROR 10 PERFORMING ANY WORK W THE QITY RIGHT-OF - WAY AN ENCROACHMENT PERT PLACENTA PUBLK
MST BE COTANED FROM THE PUBLIC WORXS CEPARNMENT RCHT - OF - WAY

AL WORX SHALL CONFORM IOOW’IO I&U »('(-onx BEADH MMCPAL CODE (MOMC). THE PROECT SOLS -

3 A CONSTRUCTION EASEMENT ANO “RIGHT 10 ENTER” WAL BE REQUIRED FOR WORK ON
REPORT AMD SPECAL REQUREMENTS ADJACENT PROPERTY.
OUST SHAu B CONTROLLED BY -uunc »o/nn DUST PALLIATV

MOLITION NOTES
vy o€ sTRCRY

2 M€ CONTRACTOR SHALL BE RESPONSBLE FOR OBTANNG ALL REDUREI IS PROGR
QOUMENCEMENT GF ANY COVERED BY NESE PLANS. stnuu ovvw
WORKS PERWT WLL BE REQURED FOR ANY WORK WM T4 QIY

- o~

owa

SAMTARY FACUTES SHALL BE MANTAM(D ON D€ SITE OURNG MM CONSTRUCTON PERQD 4 THE EXTENT OF OEMOLITON ?};‘mua“m ON D DEMCLINON MS“
HORS FROW 7 00 AM 10 & 30 PV MONGAY NMROUGH FROAY, 800 AM 1D § 0O PM SATURDA' WALLDES COMPLL WPROVOMINTS AND REMOVS
M‘l’)‘w m‘g‘ Ls-»ﬂvs AN WOLDAYS PER SECNOM 10-29 OF THE NBMC. ™ coaumto ‘Mum MATERALS. ANY SALVAGE OPERANONS SHALL BE
7 NOISE, CXCAVARON, DELMRY AND REWOVAL SHALL B CONTROLLED PR SECTOW 10-78 OF T 0EMC
8 N STAWPED SET OF APPROVED PLANS SHALL ©F ON N 0B SIIE AT AlL TMES s RUC wru-wmmnmmumnuunsmem
? munu ua CONTRACTOR ARE RESPONSELL FOR LOCATHG ANO PROTICTNG UTUTES AR IWTERFERENGE W4 ROADS, STREETS, WALXS, AAO OTWER ADJACERT OCCUPED
13 DRANAGE PROVISONS AND PROTECTVE WEASRES WIST BE USED 10 PROTECT ADJOWNG. acuTes.

PROPORTES DR D CAROHG, PR Rre—

usmsmﬂomvmmulmum-mn(wwwmw . 70 Pevent mae o vty -
D BY 1M BULDWG OFf

oM RSONS
CONOUCT CPERATONS IG PREVINT INRRY TO ADACENT BULDINGS, STRUCTURES, ONR
FACUTES, AMD PERSON!

2 numusmwvu:mvu SATIRALS il 6 APPROVD BY THE QY RAFFC DXGHIR MO
PROCIDURES SHALL COMFORM MIle CHAPTER 15 CF THE NBWC. T DAMAGES PROMPTY REPAR DAMAGES CAUSED T0 ADJACENT FACLITKS BY DEUOUTON
13. POSMVE CRANAGE s«u.aumlm AWAY FROM ALt BUADIMG AND SLOPES AREAS. CPERADONS AT M0 COST T0 OWMR.
14 FALLRE TO RIQLEST WSPECTONS ANI/OR HAVE REMOVABLL (ROSON CONIROL CEVCES ON-SIE AT T @ URUTY SRVCES. PROR 10 HE SIART OF DLUOUTON WORK, T WCTOR SHAL
APPROPRIATE TMES SHALL RESIAT I A “SICP WORK® CROER NOTFY AL AFFICTED URUTY COMPANLS MO utmsmsvanummsm
15 MLILASTC ORANACE POLS S CONSST OF PC 0R ABS PLASIC SODIAL 40 08 S04 35 OR 405 300 wh OU-STE WATER, SR, GAS. QLCTRC RRZATON WO L
08 ZBOCATED MAT SRV G BADNCS 10 68 3 GsuBD, 08 M
NRNCRE i PROPSLD OO

LRO3ON COUFQ, 9 CONTRACIOR T0 MEET RURE 403
1. TEMPORARY ERODON CONTROL PLANS ARE REQUIRED FROM OCIOBER 15 1O MaY 1S a

2 EROSON CONTROL DEWCES SHALL BE AVALSBLE ON-STE GETMELN OCTOBER 15 ANO MAY 13

3 umoclwISWI‘AVI&WC@!MI{AS\K§Mﬁl'u(!ﬂ’b(wﬁlla!
¥ THE FIVE-OAY PROBABUTY OF RAm EXCEEDS 30 PERCENT. KM!WN
YOEAR, MVMKHWI'N('DUKMNV WHOEVIR THE DALY RANFALL PROBABL

. mm:::kv otsuw BASNS. WHEN REQURTD, SHALL BE WSTALLED AKD MANTASED FOR THE GLRANCN OF N

1% nonm KAS’(' CIMENT, SOR, WORTAR CR QMR RESOUE SHALL BX AULOWD 'Olﬁllll STWILTS, CLRBS,
CQUITIR OR STORW DRANG. ALL MATTRIAL AN WASTE SHALL BC REMOWID FROM T S

THE CONTRACTOR SHALL [MSURE THAT AL DfS:
OFSTURBED AREAS MTHIY THE PROECT ARE -Alum Av nnsv Ma us
OMLY DURNG DRY SEATHR

[ »(wtmcvel SHALL EWSURE THAL TANFRIC SPESDS ON UNPAYED
PROCT Aswuwvnusm:mmmu TO RECAXE
ulnmnzsmm‘ DUSE HAL ROAD Y APPROZMATELY 443

-ammmsummm owmv-ususxrnc
RON CPLRATONS BURNNG OF FROM CEWCLISHED

REMOVED MATTRIAL

PRE - CRAGHG WEE! BE SOEOULED € HOURS PRROR 50 START OF CRADING Wt g f STvcaAs ot O PORTD e ST
PLORE PRSI O, TAADIG OONTRACTOR: LS e DRGREER, SO mkuamsl G Gungms
WSPLCTOR G DER RLPRESINTAMIS. RLGRED FELD SYSPECTONS Whi 6 QUTLIED AT T WAL " DE COMACIOR Suu ODELY MM (R STATL. OGN 140 LOCAL LA
X R Pa U, s, I SO 42 RO PR T STARD G I SB-CE AP AT PR FCARDNG THE ABATCLINT OF MAZAROOUS MATERIAL 45 LEAD-BASED Pan
it s e o P L D Rt e oS ar o ASCSIOR T ar 6 Fnh B T EBIRG Damet

X A o

b CRONS WL B GURMD AT, NON SALL ABDE BY T NEWPORT BEACH NOSE CRONARCES 0 IHAT

P WEPG -osvwsnucmmmrxsm D BTN 8.0 6 401,00 A v
TS (MDA SATADAT) AN0 PROMBTED ALL DAY OY SUHOA

15 QT QLARNG REWOV MRELS, SHRUBS. GRASS, AMO OTHER VEGETARON, BNCILOWG ALL.
ROOT SYSTEMS, WPROVEMENTS, OR CBSTRUCTIONS AS WDICATED.

" eqon- NON. CIMOLSH AND REMOVE msmc BELOW- GRADE
m(ntuvs uo L n»m CONCRETE SLABS AMD UNCERGROUND URUTY LNES.

15 TALNG BELOW-QRADE VOIDS: COMPLETELY FRL BELOW-QRADE AREAS AMD VOIS
RESATNG FROM DEMOLITGN OF ERSTNG STRUCTURES

~

GRADED SLOPES SHALL BE NO STEEPER ™4AN 2 HORIONTAL 0 | VERPCAL
%s‘g’:s AL BE COMPACTED 10 NO LESS THAN 90 PERCENT RELANVE COMPACTION QUT 10 T PrSHED.

- o~

AL AUS AL A m or 90 PERCENT tum( COUpPACTON 43 KM
nuswusvutmt 7 vm SOLS ENGREIR COUPACTION FESTS SHALL O PERT
wa%mmv iWKV Two ﬂﬂ l! V!"tll. mv AND OF SFFICENT QUANRTY 10 A"tsl fo e W‘u

Axusvol{mrusnuummnamlﬂmmmmmowmolvu
TO PLACIG OF

SOLS DNGNEER PROR
S FUL SMALL BE KEVID OR BENCHED "0 M'D" MATERIAL A VSE SAMSFACIORY ”. IlA'[.llS CONSISING OF SIONE GRAVEL, MWD SAMD,
6 AL EOSTNG FULS SHALL BE APPROVED BT THE SOLS ENGM(ER OR REMOVED OLFORT ANT ADOITIOMAL FLLS ARE DEBRIS, TR mﬂ‘ms ROOIS ANO OFHER QRCAMC
ADOCD MATTER, AS ‘w 8Y SOUS REf
; mvmma&awmswmmsmuwmm-nmwumunm B o ki U A, (e A S 0 8 PO
& DE DOWIING CLOOST WO SOLS AR AL TR CLisan 40 PAXH 10 B PN X FUL w ARC PRI OF STARDAG SATIR. TRASH 440 DEDRS
CANTONS, WSPECK EACH CANTON FOR AREAS OF ADVERSE STABUITY AW0 CETERMNE. D ¢

'\‘G LY IA!!!&S N HORZONTAL LAYIRS MOT CXCEIDNG 8' ™
T EACH LAYER OF AILL MATERIAL AT OPTARA UGSM CONIENT
!) A DONSTY EQUAL 10 CRGNAL ADJACENT
CROUND, UMLESS OTHERMISE AUTHMORIZED N WRIRNG BY THE OWMER.
COUPAC IO,

FLAT w0Rx. o AFTIR AL PLACEMENT ANO COMPACTION, GRADE SURFACE 1O
CONTOLRS. COMIRACTOR S RE! FOR SONS COMPACNION TESTS.
COMPACTION TEST SHALL MEET ALL REQUIREMENTS OF e QIFY OF (DVIER G1TY)

FHOSH ST CONOITON I FIISH GROUMD SURFACLS SHALL BE LEST N SM00M,
LNFORM ORADED CONDITIOM

POSSBUTY OF FUTLRE ACCLMULATION OF,
CESOED

Wl&tllll@mﬂw nmco mu.s-ux
AND CONSTRUCTED PRIOR 10 THE PLACEMENT OF FlL N

€AOH RESPECTVE CANTON
9 THC EXACT LOCATION OF T SUBDRAINS SMALL BE SURVEYED W THE NELD FOR LME AND CRADE
10 AL RRONCH BACKFULLS SHALL BE COMPACTED THROUGHOLT TO A MENMUM OF 90 PERCENT RTLATVE
SPPROVED B L4 SQ1S FHOWTR ™M GLADWG DCPARTUINT MAY REGUAT CORNG OF COWAETE
PLACED OVER UNTESTED BAOGRLS 10 FAGRITATE RESTNG.
1. NHE SIOOPUNG OF EXCESS WAMTRIAL SHALL BE APPROVED BY T BLALDNG DEPARNMENT.
|2UMWNLMSMPMNMLKMW‘MWKIISNMM T3
13 AL CUT SUOPES SHALL BE NVESTIGATED BOTH DURMG AND AF TER GRADN
O(Illﬂl( # Ay STABUTY PROBUIW ERSTS WD EXTAYARON BS(I.DSI Nl' QGMM HAZARDS OR
CEOLOGICAL WAZARDS, RECOMMEND ANO SUBKT MECSSARY 17
mnmonr 10 THE BULDWG DEPARTMINT '@ W‘L
14 WaiRE SUPPORT OR BUFTRCSSIING OF CUT AND NATURAL SLOPES IS

T ADJACENT

CEMOUTION PLAM 1S NOT ITENOED 10, WO DOES MOY DETERMNE THE WE THCD,
n(vus.ucu(mswr( CLMOLITON TS PLAN WAKES NO NOURY OR
TERIALS

ORMNG.
OCTERMNED 10 BE M{CESSARY BT THE DETERMNADON AS Io T EQSTINGE OF ANY WAZARDOUS OR TORC WA
0o tAM o

ooy msﬁ"&asvmsms!ma.n(smsm(um APPROVAL OF DESIGH. LOCATION AN EuSTHG oM THE 9
A
15 BE DHOMILRNG GEOLOGST A0 SOLS ENCHEIR SHALL SSPLCT MO ESY TN CONSTRUCHON OF At 8U1TRESS T R o M0 Sl e
AL ST LS VS TRICIURES S Cunton B e CEUITON LAAT 10 M EHSTRG STO D ST
" EeTDSwny RTAD O :Lf-ﬂ.o“"“-:"fu“‘““”‘u R e
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DEMOLITION NOTES

[1) PRoTECT ™ PLACE

[2] REMOVE AND DISPOSE DUILDIG AND PAD

[3) REMOVE AND DISPOSE ASPHALF AND BASE

[£) REMOVE AND DVSPOSE UNUTY, PLR PLAN

{5] REWOVE AND DISPOSE REVANNG WALL

{] REWOVE AND DISPOSE CONCRETE

(7] REMOVE AND DISPOSE CURB OR CLRB & GUTTER

(8] REWOVE AND OISPOSE EXSTING MPROVEMENT. PER PLAN
(3] REMOVE aND DISPOSE LANDSCAPE

ABANDON EXISTHNG MOMITORING WELL, BY OMERS.

)] DEUOUS EUSTMG CATCH BASIN AND PROTLCT OUTLLT

SIGNAGE & STRIPING NOTES
(D) wSlaas ¢ ATt PARONG STALL SIRANG PER PLAN (TYACAL)

PANT QRS R0 AND PLACE FRE CANE WARKING ALONG FIRE LANE AT A MAXMUM SPAONG OF 100
FECT POR DETAL A" O SHEET 3

(3 WSTALL ACCESSBLL PARKIG & LOADIG IOME STRPWG PER OETAL "B ON SHECT 5

@ WSTALL ACCESSBLE PARKING SIGNAGE PER CETAL "C” ON 9KET S

@ WSTALL TOW AWAY & ACCESSERE ENTRANCE SGMAGE AMD POST PER CETAL D ON 94T S
(©) 1AL GECTRC VNG PARKHG STALL STRPMG N0 SCNACE PER DETAL E* OM SHEET 5

PRECISE GRADING CONSTRUCTION NOTES

(D PROTECT w PLACE

@ CONSTRUCT 6° CURB & QUITER PER OFY OF MNEWPCRT BEACH STD-182-L TYPE A

() COSTCT 6° CURE PLR GIY OF NEWPORT BEACH STD-182-1, € B

@ CONSTRUCT COMMERGAL. DRVEWAY PER GITY OF NESPORT BEACH STD-160-L-4

(5) CONSTRUCT QRO ACCTSS RAMP PER (IFY OF W{WPOR? BEACH STD-181-L-A, CASE “C*

(© CONSTRUCH DETECTABLE WARWNG SURFACE PER OIY OF NEWPORT BEACH $TD-181-L-D
(D CONSTCT SOEWAK PER GIY OF WEWPORY BEADH STD-180-L.

@ CONSTRUCT STANDARD DUTY PAVEMENF PER DETAL ON 9#ET S
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o WSTALL HOPL STORM DRAN, INCLUOMG ALL BENOS, MITTNGS, AND TRANSINONS (STT MO SLOPE PIR
PLAN} BEDOMG PER NANUFACTURER RECOMMENDA NONS.

() CONSTRUCT STORM DRAB UANIOLE PER SPPRC STD 321-2

® CONSTRUCT 24° TRASAIC RATED GRATED saLL! PER DEIAL 3 ON SIEET 11 W FRTIR WSIRT PR
DEVAL 1) ON SHELT 11 (WCDEL Wo. FOP-24/8)

(@) SONSTRICT 12 PEDESTIAN RATED AKLA DAAN PR DXTAL 4 O SEI 11 WTH FLTLR WiRT POR
CEIAL 11 ON SEET 1 (WOLEL Wa FOP-126)
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SEWER CONSTRUCTION NOTES
(© PRoTECT W AACE
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ON-SITE AS MECESSARY FOR CONS IRUCTION).
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i DEMOLITION NOTES
| 1] promECH ™ PLact
‘ (2] REWOVE AND OISPOSL BARLDING AND PAD
(3] REMOVE AND CrSPOSE ASPMALT AND BASE
! () REwOVE aND OrSPOSE UTLTY. PER PLAN
[E) REWOVE ANO DrSPOSL ACTAneHG WALL
[€) REwOVE w0 OrSPOSE CONCRETE
[7] REMOVE an0 DXSPOSE CURD OR CURS & UTHR
(€] RENOVE ANO DXSPOSL CNISTING IMPROVEMENT PR PLAN

[B] REMOVE AND DISPOSL LANDSCAPE. SEE LANDSCAPING
PLANS

| (i ABANDON EXISIMG MOMTORING WELL, BY OTHERS
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SIGNAGE & STRIPING NOTES
(1) INSTALL 47 BHITE PARKING STALL STRPING PER PLAN (TYFICAL)

() PANT.CUmE D 400 PLICL (L LM LARKOW: AL TIRELANE A1 4 MASMARI SRR OF 100
FEET PER OETAL “4° ON SHEET 5.

@ INSTALL ACCESSELE PARNG & LOADING JONE STRPING PER DETAL 8" ON SHEET &
(i) WSTALL ACCESSBRLE PARKING SNAGE PER DETAL 'C ON SHEET 5
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‘ ‘ FICURE 118 8128

SURFACE MARKING

ELECTRIC VEHICLE PARKING
ALL STRIPING & SIGNACH
NS
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PChUA DGR FOR BLAK
SPALES OF SIGN FROM LOCAL
PUBUC AGENCES AND FILL W
AS . Pmmo« PaRT OF

’iGN tl"!lﬂﬁ SHAL BE
NOT LESS THAN 17 N MOOHT
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W
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3 CONTRACIOR SHALL

ATTAN A SAMPLE BEFORE
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| MAGNOLIA GRANDIFLORA LITTLE GEM

DWARF MAGNOLIA TREE

COAST LIVE OAK

FICUS NITIDA
INDIAN LAUREL

ARBUTUS UNEDO
STRAWBERRY TREE
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SHRUBS., GROUNDCOVER, PERENNIALS & GRASSES, VINES
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SITE SUMMARY

Vivante Parking

Acessible Parking Area

Gated Vehicular Exit

Emergency Vehicle Turn-a-round
Perimter Landscape @ Parking
Service Area

Vivante Main Entry

Stone Entry Columns

Decorative Landscape

Porte Cochere & Main Drop off Area
Decorative Paving

Water Feature Elements
Resident Seating Area

Intmate Landscaping

Truncated Domes

Decoranve Bollards

se s e ame s ummawn

9. Olive Tree Grove - Frontage Parking Screen

10 Resident Gardens & Vegetable Planters

* Garden Shed

11. Garden Trellis

12. Qutdoor BBQ w/ Shade Trellis & Seating Niche
13 Putti ng Green

14 Bocce Court

15 Gas Firepit & Seaung Area

23 Decorative Planters

24. Outdoor Dining &
Entertaiment Area

25 Shuttle Drop-Off

26. Planting Screen

27. Landscape
Improvements Along
888 San Clemente

16. Formal Seating Plaza (Gas Firepit & Water feature] Property

17. Accessible Route to San Clemente Blvd,
18 Seating Niche With Gas Firepit

19. Residence Ground Level Patio

20. Dog Park

28 [Ex) Ficus Tree To
Remain

29 (N) Ficus Trees &
Planter Strip, Match (Ex)

21. New Plant Material & Trees Consistant With The Gity

of Newport Beach Guidelines
22. Low Shrub Screening
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EXHIBIT "A"
CITY OF NEWPORT BEACH
LOT MERGER NO. LM 2018-004

(LEGAL DESCRIPTION)

SHEET 1 OF 6

OWNER EXISTING PARCEL PROPOSED PARCELS

AP NUMBER REFERENCE NUMBERS
VIVANTE NEWPORT 442-261-05 PARCEL 1
CENTER, LLC 442-261-17 PARCEL 1

PARCEL 1:

PARCEL 2, IN THE CITY OF NEWPORT BEACH, COUNTY OF ORANGE, STATE OF CALIFORNIA, AS SHOWN
ON A MAP FILED IN BOOK 81, PAGES 8 AND 9 OF PARCEL MAPS TOGETHER WITH, PARCEL 2 OF
NEWPORT BEACH LOT LINE ADJUSTMENT NO. 95-3 RECORDED OCTOBER 31, 1995 AS INSTRUMENT NO.

19950483821 OF OFFIC

IAL RECORDS OF ORANGE COUNTY, CALIFORNIA.

CONTAINING A TOTAL AREA OF 126,600 SQUARE FEET OR 2.91 ACRES, MORE OR LESS.

ALSO SHOWN IN EXHIBIT "B", ATTACHED HEREWITH AND MADE A PART HEREOF.

04/11/19

SP8384
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EXHIBIT "B"

SHEET 3 OF 6

CITY OF NEWPORT BEACH
LOT MERGER NO. LM 2018-004

(EASMENT MAP)
OWNER EXISTING PARCEL PROPOSED PARCELS
AP NUMBER REFERENCE NUMBERS
VIVANTE NEWPORT 442-261-05 PARCEL 1
CENTER, LLC 442-261-17 PARCEL 1
N
LEGEND:
LOT MERGER BOUNDARY

-------- EXISTING LOT LINE TO BE REMOVED
———— EXISTING EASEMENTS
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EXHIBIT "B" SHEET 4 OF 6
CITY OF NEWPORT BEACH
LOT MERGER NO. LM 2018-004

(EXISTING EASEMENTS)

OWNER EXISTING PARCEL PROPOSED PARCELS
AP NUMBER REFERENCE NUMBERS
VIVANTE NEWPORT 442-261-05 PARCEL 1
CENTER, LLC 442-261-17 PARCEL 1

EXISTING EASEMENTS:

3 AN EASEMENT FOR PERPETUAL AIR OR FLIGHT EASEMENT, SAID EASEMENT AND RIGHTS
BEING MORE PARTICULARITY DESCRIBED AND DEFINED IN A GRANTED TO THE ORANGE
COUNTY BY DEED RECORDED MARCH 17, 1964 IN BOOK 6965, PAGE 721 OF OFFICIAL RECORDS
(BLANKET OVER PARCEL 2 OF LLA 95-3 AND PARCEL 2 OF PMB 81 PG 8 AND 9)

AN EASEMENT FOR PUBLIC UTILITIES AND INCIDENTAL PURPOSES, REORDERED MARCH 17,
1977 AS INSTRUMENT NO. 24207 IN BOOK 12108, PAGE 671 OF OFFICIAL RECORDS.

AN EASEMENT FOR SEWER AND WATER PURPOSES AND INCIDENTAL PURPQOSES, RECORDED
JULY 19,1977 AS INSTRUMENT NO. 28073 IN BOOK 12296, PAGE 1131 OF OFFICIAL RECORDS.

AN EASEMENT FOR PUBLIC UTILITIES AND INCIDENTAL PURPOSES, REORDERED JUNE 19,1978
IN BOOK 12721, PAGE 1105 OF OFFICIAL RECORDS.

SRORI RS

THE TERMS, PROVISIONS AND EASEMENT(S) CONTAINED IN THE DOCUMENT ENTITLED
"DECLARATION OF EASEMENTS" RECORDED OCTOBER 31, 1995 AS INSTRUMENT NO.
19950484848 OF OFFICIAL RECORDS.(JOINT ACCESS EASEMENT PLOTTED AND DRAINAGE
EASEMENT BLANKET OVER PARCEL 2 OF LLA 95-3 AND PARCEL 2 OF PMB 81 PG 8 AND 9)

EASEMENTS, COVENANTS AND CONDITIONS CONTAINED IN THE DEED FROM THE IRVINE
COMPANY RECORDED NOVEMBER 22, 1995 AS INSTRUMENT NO. 19950519960 OF OFFICIAL
RECORDS. REFERENCE BEING MADE TO THE DOCUMENT FOR FULL PARTICULARS.
(BLANKET OVER PARCEL 2 OF LLA 95-3 AND PARCEL 2 OF PMB 81 PG 8 AND 9)

04/11/19
DATE

Y voe S

WICHAEL FURLONG, PLS 8899
LICENSE EXPIRES: 12/31/
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EXHIBIT "B"

SHEET 5 OF 6

CITY OF NEWPORT BEACH
LOT MERGER NO. LM 2018-004

(EXISTING EASEMENTS)

OWNER EXISTING PARCEL PROPOSED PARCELS

AP NUMBER REFERENCE NUMBERS
VIVANTE NEWPORT 442-261-05 PARCEL 1
CENTER, LLC 442-261-17 PARCEL 1

EXISTING EASEMENTS:

9 MATTERS IN A DOCUMENT ENTITLED "DECLARATION OF SPECIAL LAND USE RESTRICTIONS,
RIGHT OF FIRST REFUSAL, MORTGAGE LIEN AND OTHER REMEDIES", EXECUTED BY AND
BETWEEN THE IRVINE COMPANY, A MICHIGAN CORPORATION AND NEWPORT HARBOR ART
MUSEUM, A CALIFORNIA NONPROFIT PUBLIC BENEFIT CORPORATION, RECORDED NOVEMBER
22,1995 AS INSTRUMENT NO. 19950519961 OF OFFICIAL RECORDS, INCLUDING BUT NOT
LIMITED TO COVENANTS, CONDITIONS, RESTRICTIONS, EASEMENTS, ASSESSMENTS, LIENS
AND CHARGES.

THE TERMS AND PROVISIONS CONTAINED IN THE DOCUMENT ENTITLED "AMENDED AND
RESTATED DECLARATION OF SPECIAL LAND USE RESTRICTIONS, RIGHT OF FIRST REFUSAL,
MORTGAGE LIEN AND OTHER REMEDIES" RECORDED MAY 09, 2018 AS INSTRUMENT NO.
2018000168646 OF OFFICIAL RECORDS.(BLANKET OVER PARCEL 2 OF LLA 95-3 AND PARCEL 2
OF PMB 81 PG 8 AND 9)

AN EASEMENT FOR SEWER PURPOSES AND INCIDENTAL PURPOSES RECORDED JULY 28, 1999
AS INSTRUMENT MO. 19990550354 OF OFFICIAL RECORDS.

04/11/19

CHAEL f .
LICENSE EXPIRES: 12/31
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CITY OF NEWPORT BEACH
LOT MERGER NO. LM 2018-004

EXHIBIT "C"

SHEET 6 OF 6

(SITE PLAN)

p— EXISTING PARCEL PROPOSED PARCELS

AP NUMBER REFERENCE NUMBERS
VIVANTE NEWPORT 442-261-05 PARCEL 1
CENTER, LLC 442-261-17 PARCEL 1

04/11/19
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