
CITY OF NEWPORT BEACH 
ZONING ADMINISTRATOR STAFF REPORT 

April 30, 2026 
Agenda Item No. 2 

SUBJECT: 
Hoag Memorial Hospital Presbyterian CareMar Medical Building 
Expansion (PA2025-0177) 

• Coastal Development Permit

SITE LOCATION: 1 Hoag Drive (Lower Campus) 

APPLICANT: Boulder Associates 

OWNER: Hoag Memorial Hospital Presbyterian 

PLANNER: Jerry Arregui, Assistant Planner   
jarregui@newportbeachca.gov, 949-644-3249 

LAND USE AND ZONING 

• General Plan: Private Institutions (PI)

• Zoning District: Hoag Memorial Hospital Presbyterian Planned Community (PC38)

• Coastal Land Use Category: Private Institutions (PI-B) (0.0 – 0.75 FAR)

• Coastal Zoning District: Hoag Memorial Hospital Planned Community (PC38)

PROJECT SUMMARY 

A request for an amendment to the CDP filed as PA2024-0188 to allow the construction of 
an 8,828-square-foot, two-story, addition to the approved 28,158-square-foot CareMar 
Medical building, resulting in a total building area of 36,986 square feet to support an 
additional 10 beds for the short stay residential care program and two additional outpatient 
therapy group classrooms located at the Lower Campus of Hoag Memorial Hospital 
Presbyterian (Hoag Hospital) (Project). No deviations from the Newport Beach Municipal 
Code (NBMC) or Hoag Memorial Hospital Presbyterian Planned Community (PC38) are 
requested.  

RECOMMENDATION 

1) Conduct a public hearing;

2) Find that all potential environmental effects for the Project have been adequately
addressed in the previously certified Final Environmental Impact Report (FEIR) No.
142 and Supplemental Final Environmental Impact Report (SEIR) (SCH
No.19910071003), and the City of Newport Beach intends to use said documents
for the approval of the Project; and

3) Adopt Resolution No.  _   approving the Coastal Development Permit filed as 
PA2025-0177 (Attachment No. ZA 1). 
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PROJECT SETTING AND BACKGROUND 

The subject property is located at the Lower Campus of Hoag Hospital. As shown in 
Figure 1 below, Hoag is comprised of two parcels, the Upper Campus and Lower 
Campus. The Project building site is abutted to the north by the Villa Balboa and 
Versailles residential condominiums, to the west by Hoag’s cogeneration facility, Sunset 
Ridge Park’s parking lot, Superior Avenue and Sunset Ridge Park beyond, to the south 
by West Coast Highway and single-unit dwellings, a multi-family dwelling complex, a 
restaurant, and a car dealership beyond, and to the east by the Upper Campus with 
Newport Boulevard beyond.   

Figure 1: Subject Property Upper and Lower Campus 

On January 30, 2025, the Zoning Administrator adopted Resolution No. ZA2025-007 to 
approve a CDP filed as PA2024-0188 authorizing the construction of a new two-story, 
28,158-square-foot medical building with outdoor patios and associated improvements 
including landscaping, hardscaping, and site circulation improvements at an existing 
surface parking lot located on Hoag Hospital’s Lower Campus. The first floor is 15,960 
square feet and supports a 28-bed, short stay residential care program that operates 24 
hours a day, seven days a week, where patients can stay up to 45 days. The second 
floor is 12,198 square feet and supports up to six outpatient therapy group classrooms 
and will operate Monday to Friday from 8 a.m. to 9 p.m. On December 8, 2025, Building 
Permit No. XC2025-5097 was issued to allow the construction of this building, which 
has been ongoing.  

Lower Campus 

Villa Balboa 
Condos 

 Building Site 

Versailles Condos 

Sunset Park Lane 

Sunset 

View Park

Upper Campus 
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PROJECT DESCRIPTION 

The applicant requests an amendment to the CDP filed as PA2024-0188 to allow the 
construction of an 8,828-square-foot, two-story, addition to the approved 28,158-square-
foot medical building under construction, resulting in a total building area of 36,986 square 
feet. The first floor will be increased by 4,359 square feet for a total of 20,319 square feet 
to support an additional 10 beds, resulting in a 38-bed short stay residential care program 
The second floor is increased by 4,469 square feet for a total of 16,667 square feet to 
support an additional two classrooms, resulting in a total of eight outpatient therapy 
groups. The operating hours for both the residential care and outpatient programs will 
remain the same. No deviations from the NBMC or PC 38 are requested.  

DISCUSSION 

Coastal Development Permit 

Land Use and Development Standards 

• The subject property is located within the Hoag Memorial Hospital Presbyterian
Planned Community (PC38), which provides for the development of inpatient uses,
emergency and acute critical care in the Upper Campus, and outpatient uses,
residential care and support services in the Lower Campus. Additionally, the
property is designated as Private Institutions (PI) by the General Plan Land Use
Element, and Private Institutions (PI-B) (0.0 – 0.75 FAR) by Coastal Land Use
Plan which both allow private institutions. The Project is therefore consistent with
the City’s General Plan, Coastal Land Use Plan and Zoning Code.

• A CDP is required because the Project results in an increase of more than 10%
of the floor area of the approved medical building and the Project is not eligible for
a waiver for de minimis development because the property is located with the
California Coastal Commission (CCC) appeal jurisdiction.

• The Lower Campus of the property is developed with a range of single-, two-,
and three-story medical buildings, a parking structure, temporary trailers, and a
cogeneration facility. The proposed addition is consistent with the approved color
scheme and compatible with the architectural design, building bulk, height and
within scale of the approved medical building; and therefore, remains consistent
with the existing Lower Campus’ pattern of development and complies with the
height requirements specified in PC38.

• The proposed addition to the two-story medical building conforms to all applicable
development standards of the PC38 including, but not limited to development
limits, setbacks, height and off-street parking as evidenced by the project plans
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(Attachment No. PC 4) and illustrated in Table 1 below, which is inclusive of the 
approved medical building and the proposed addition.  

1The total existing building area on the lower campus is 207,405 square feet. The proposed 
Lower Campus total building area, inclusive of the approved medical building and the 
proposed addition (36,986 sq. ft.) is 244,391. The approved CDP (PA2024-0188) noted a 
gross building area of 28,323 sq. ft.; however, 28,158 sq. ft. was adjusted consistent with 
the definition of Entitlement, Gross Floor Area, as regulated by PC38.  

2 The originally approved medical building required 46 parking spaces, resulting in a 2,373-
space requirement for the property. Inclusive of addition, the building now requires a total 
of 60 parking spaces, resulting in a 2,387-space requirement (14 space increase). The 
property currently has a total of 2,494 parking spaces. The Project, with proposed 
associated on-site improvements, will provide a total of 2,392 parking spaces for entire 
property, resulting in a surplus of 5 parking spaces (2,392-2,387). 

• Conceptual landscaping plans have been submitted, showing compliance with
PC38 landscape standards including a minimum of 5% of surface parking areas
to be devoted to planting areas. Condition of Approval No. 22 of the draft
resolution requires the final landscaping plans to be submitted and approved
prior to issuance of building permits.

Table 1 – Development Standards 

Development 
Standard 

Standard Previously 
Approved 

(PA2024-0188) 

Proposed Addition 

Setbacks (min.) 

South (Coast 
Highway) 

45 feet 82 feet 75 feet 

North (Villa Balboa) 20 feet 132 feet No change 

West (Sunset Park) 0 feet Approx. 370 feet No change 

East (Newport Blvd) 25 feet Approx. 1,400 feet No Change 

Lower Campus 
Development Limit 

(max.) 

577,889 sq. ft 235,563 sq. ft.1 

(+28,158 sq. ft.) 

244,391 sq. ft.1

(+8,828 sq. ft.) 

Parking (min.) 2,392 spaces 2 2,373 spaces 

(+46 spaces) 

2,387 

(+14 spaces) 

Height (max.) along 
West Coast 

Highway 

37 ft. above 
grade/57 ft. above 

mean sea level 

34 feet, 6 inches 
above grade/54 

feet, 6 inches above 
mean sea level 

No Change 

Height (max) along 
Northern Boundary 

43 ft. above 
grade/63 ft. above 

mean sea level 

34 feet, 6 inches 
above grade/54 

feet, 6 inches above 
mean sea level 

No Change 
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Hazards 
 

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

• A Geotechnical Study has been prepared by Verdantas, Inc., dated September 5, 
2024, and an addendum dated September 19, 2024. The Project, inclusive of the 
original medical building, has been designed consistent with the 
recommendations in the studies. 
 

• The Project proposes a minimum top of slab elevation of 20.0 feet based on the 
North American Vertical Datum of 1988 (NAVD 88), consistent with the approved 
building, which complies with the minimum 9.0-foot NAVD 88 top of slab 
elevation requirement. 
 

• The property is not located within 200 feet of the mean high tide line; therefore, a 
Coastal Hazards Report was not prepared for this project. The property does not 
have existing bulkhead and is not directly abutting the shoreline.  
 

• The Public Works Department, Transportation Division reviewed the Project’s 
scheduling program and found the Project is projected to produce an additional 7 
average daily trips (ADT) from the approved medical building for a total of 296 ADT, 
which does not exceed the 300 ADT threshold, and therefore, no additional traffic 
analysis is required. The ADT is based on the proposed entire operations, which 
provides a realistic program to reflect the number of staff and patients at daily 
operating capacity.  
 

Public Access and Views 
 

• The Lower Campus is located adjacent to coastal view roads and coastal 
viewpoints as identified in the Coastal Land Use Plan (CLUP). The approved 
medical building is located approximately 140 feet southeast of Sunset View Park 
which is identified as a Public Viewpoint and below Sunset Park Lane, which is 
identified as a Coastal View Road by the CLUP. The proposed addition is located 
on the southeast portion of this medical building. Site evaluation revealed that the 
proposed two-story design, inclusive of addition and outdoor patios, is consistent 
with the existing pattern of development of the Lower Campus and will not affect 
the existing views afforded from Sunset Ridge Lane. The approved medical 
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building is also located within the viewshed of other distance coastal viewpoints 
including Newport Island Park, Channel Park, and Cliff Drive Park; however, it is 
not visible from these locations due to the distance and intervening structures. The 
proposed addition would not result in any changes to the viewshed from any of 
these coastal viewpoints as it is consistent with the height of the approved medical 
building. The proposed addition to the approved two-story medical building 
complies with all applicable Local Coastal Program (LCP) and PC38 development 
standards and maintains a building envelope consistent with the existing pattern of 
development of the Lower Campus. Therefore, the proposed addition inclusive of 
the approved medical building, does not have the potential to degrade the visual 
quality of the Coastal Zone or result in significant adverse impacts to public views. 
 

• The property is not located between the nearest public road and the sea or 
shoreline.  
 

• If approved, this CDP shall supersede the CDP filed as PA2024-0188.  
 
ENVIRONMENTAL REVIEW 
 
All potential environmental concerns have been addressed in previously certified and 
Supplemental Final Environmental Impact Report (SEIR) (SCH No.19910071003) and 
Final Environmental Impact Report (FEIR) No. 142 as referenced in SEIR, that the City 
of Newport Beach intends to use said documents for the above-noted project, and 
further that there are no additional reasonable alternatives or mitigation measures that 
should be considered in conjunction with said project. Copies of the previously prepared 
environmental documents for Hoag Memorial Hospital Presbyterian are available for 
public review and inspection at the Planning Division or the City of Newport Beach 
website at: www.newportbeachca.gov/ceqa. 
 
PUBLIC NOTICE 
 
Notice of this hearing was published in the Daily Pilot, mailed to all owners and 
residential occupants of property within 300 feet of the boundaries of the site (excluding 
intervening rights-of-way and waterways) including the applicant, and posted on the 
subject property at least 10 days before the scheduled meeting, consistent with the 
provisions of the NBMC. Additionally, the item appeared on the agenda for this meeting, 
which was posted at City Hall and on the City website. 
 
APPEAL PERIOD 
 
This action shall become final and effective 14 days following the date the Resolution is 
adopted unless within such time an appeal or call for review is filed with the Community 
Development Director in accordance with the provisions of Title 21 (Local Coastal 
Implementation Plan) of the NBMC. Final action taken by the City may be appealed to the 
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Coastal Commission in compliance with Section 21.64.035 of the City’s certified LCP and 
Title 14 California Code of Regulations, Sections 13111 through 13120, and Section 
30603 of the Coastal Act. For additional information on filing an appeal, contact the 
Planning Division at 949-644-3200. 
 
Prepared by: 
 

 
 RU/ja 
 

Attachments: ZA 1 Draft Resolution 
ZA 2 Vicinity Map 
ZA 3 Applicant’s Project Description  
ZA 4      Project Plans     
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Draft Resolution 
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RESOLUTION NO. ZA2026-## 
 

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE 
CITY OF NEWPORT BEACH, CALIFORNIA SUPERSEDING THE 
COASTAL DEVELOPMENT PERMIT FILED AS PA2024-0188 
AND APPROVING A COASTAL DEVELOPMENT PERMIT FOR 
AN ADDITION TO A TWO-STORY MEDICAL BUILDING 
LOCATED AT 1 HOAG DRIVE (PA2025-0177) 
 

THE ZONING ADMINISTRATOR OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS 
FOLLOWS: 
 
SECTION 1. STATEMENT OF FACTS. 
 
1. An application was filed by Boulder Associates (Applicant) on behalf of Hoag Memorial 

Hospital Presbyterian (Owner), concerning property located at 1 Hoag Drive and legally 
described as a portion of lot 172 in Block 1 of the Irvine Subdivision (Property).  

 
2. On January 30, 2025, the Zoning Administrator approved a coastal development permit 

(CDP) filed as PA2024-0188 authorizing the construction of a new two-story, 28,158-
square-foot medical building with outdoor patios and associated improvements including 
landscaping, hardscaping, and site circulation improvements at an existing surface 
parking lot located on Hoag Hospital’s Lower Campus. The first floor is 15,960 square 
feet and supports a 28-bed, short stay residential care program that operates 24 hours 
a day, seven days a week, where patients can stay up to 45 days. The second floor is 
12,198 square feet and supports up to six outpatient therapy group classrooms and will 
operate Monday to Friday from 8 a.m. to 9 p.m.   

 
3. The applicant requests an amendment to the CDP filed as PA2024-0188 to allow the 

construction of an 8,828-square-foot, two-story, addition to the approved 28,158-square-
foot medical building, resulting in a total building area of 36,986 square feet. The first floor 
will be increased by 4,359 square feet for a total of 20,319 square feet to support an 
additional 10 beds, resulting in a 38-bed short stay residential care program. The second 
floor is increased by 4,469 square feet for a total of 16,667 square feet to support an 
additional two classrooms, resulting in a total of eight outpatient therapy group classrooms 
(Project). No changes to the approved operating hours, deviations from the Newport Beach 
Municipal Code (NBMC) or Hoag Memorial Hospital Presbyterian Planned Community 
(PC38) are requested.  

 
4. The Property is located within the Hoag Memorial Hospital Presbyterian Planned 

Community (PC38) and is designated as Private Institution (PI) by the General Plan Land 
Use Element. 

 
5. The Property is located within the coastal zone. The Property is designated as Private 

Institutions (PI-B) (0.0 – 0.75 FAR) by the Coastal Land Use Plan.  
 
6. A public hearing was held on April 30, 2026, online via Zoom. A notice of the time, place, 

and purpose of the hearing was given in accordance with the NBMC. Evidence, both 
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written and oral, was presented to and considered by the Zoning Administrator at this 
hearing. 

 
SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION. 

 
1. All potential environmental concerns have been addressed in previously certified 

Supplemental Final Environmental Impact Report (SEIR) (SCH No.19910071003) and 
Final Environmental Impact Report (FEIR) No. 142 as referenced in SEIR, that the City 
of Newport Beach intends to use said documents for the above-noted project, and 
further that there are no additional reasonable alternatives or mitigation measures that 
should be considered in conjunction with said project. Copies of the previously prepared 
environmental documents for Hoag Memorial Hospital Presbyterian are available for 
public review and inspection at the Planning Division or the City of Newport Beach 
website at: www.newportbeachca.gov/ceqa. 

 
2. The Zoning Administrator finds that judicial challenges to the City's CEQA 

determinations and approvals of land use projects are costly and time-consuming. In 
addition, project opponents often seek an award of attorneys' fees in such challenges. 
As project applicants are the primary beneficiaries of such approvals, it is appropriate 
that such applicants should bear the expense of defending against any such judicial 
challenge, and bear the responsibility for any costs, attorneys' fees, and damages that 
may be awarded to a successful challenger. 

 
SECTION 3. REQUIRED FINDINGS. 
 
In accordance with Section 21.52.015(F) (Coastal Development Review Procedures – Findings 
and Decision) of the NBMC, the following findings and facts in support of such findings are set 
forth: 
 
Finding: 
 
A. Conforms to all applicable sections of the certified Local Coastal Program. 
 
Facts in Support of Finding: 
 
1. Pursuant to Section 21.52.035(C)(2) (Projects Exempt from Coastal Development 

Permit Requirements – Other Structures), the Project is not exempt from obtaining a 
CDP because the Project results in an increase of more than 10% of the floor area of 
the approved medical building. Therefore, approval of a CDP is required for the Project. 
 

2. The Property is located within the Coastal Zone. The Property is categorized as Private 
Institution (PI-B) (0.0 – 0.75 FAR) by the Coastal Land Use Plan (CLUP) which allows for 
private healthcare institutions. The Property is located within the Hoag Memorial Hospital 
Presbyterian Planned Community (PC38) which provides for the development of inpatient 
uses, emergency and acute critical care in the Upper Campus, and outpatient uses, 
residential care and support services in the Lower Campus. The Project is for an addition 
to a two-story medical building under construction on the Lower Campus to provide 
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additional outpatient and residential care services. The Project, inclusive of the approved 
medical building, is therefore consistent with both the PI-B designation and PC38.  

 
3. The Project, inclusive of the approved medical building, complies with applicable 

development standards of the Hoag Memorial Hospital Presbyterian Planned 
Community (PC38) including, but not limited to use, development limits, setbacks, height 
and parking.   

 

a. The Project complies with PC38 which allows residential care and outpatient 
therapy uses on the Lower Campus of the Property, and consistent with the uses 
approved for the medical building.  
 

b. PC 38 established development limits for the Lower and Upper Campus. Building 
floor area, for the purposes of the development limit, shall be calculated based 
on definition of Entitlement, Gross Floor Area, as specified in PC 38. The 
maximum development limit of the Lower Campus is 577,889 square feet. There 
are 207,405 square feet of existing buildings on the Lower Campus. The Project, 
inclusive of the medical building under construction, proposed a total of 36,986 
square feet, resulting in a total building area of 244,391 square feet on the Lower 
Campus. The Project therefore complies within the maximum development limit 
for the Lower Campus.  

 
c. The Lower Campus requires a 20-foot setback along the northern slope boundary 

and a 45-foot setback along the West Coast Highway boundary. There is no 
required building setback along the western boundary of the Lower Campus. The 
approved building proposes a 132-foot setback from the northern boundary and 
82-foot setback from the West Coast Highway boundary. The addition will provide 
the same setback along the northern boundary and a 75-foot setback along West 
Coast Highway for a portion of the proposed building addition. The Project 
therefore complies with the setback requirements.  

 
d. PC38 specifies height limits for several areas throughout Property. The approved 

medical building under construction is located in Lower Campus Zone, sub-area 
B which allows a maximum structure height of 37 feet, as measured from grade 
(57 feet above mean sea level) along the West Coast Highway boundary and a 
maximum structure height of 43 feet, as measured from grade (63 feet above 
mean sea level) along the northern boundary of the Lower Campus. Additionally, 
PC38 requires that no structure shall exceed the height of the existing slope on 
the northern boundary. The proposed addition measures 34 feet, 6 inches from 
grade, which is 54 feet, 6 inches above sea level and will not exceed the height 
of the existing slope on the northern boundary of the Lower Campus and is 
aligned with the height of the originally approved medical building. The Project 
therefore complies with all height requirements and is compatible with the 
approved building. 

 
e. The Property currently provides 2,494 parking spaces through several parking 

structures and surface parking lots and 2,327 parking spaces are currently 
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required for the entire Upper and Lower Campuses. PC38 requires a parking rate 
of 2.31 parking spaces per 1,000 square feet of gross floor area for outpatient 
service uses and one space per 1,000 square feet of gross floor area for 
residential care uses. The approved medical building requires 46 parking spaces, 
and the proposed addition requires 14 parking spaces, for a total of 60 parking 
spaces. The new total required parking requirement for the Property is 2,387 
parking spaces. The approved building is located on an existing surface parking 
lot which will reduce onsite parking to 2,392 parking spaces, resulting in 5 surplus 
parking spaces. The Project would not result in a further reduction in parking. 
Therefore, the Property will continue to comply with the minimum parking 
requirements.  

 
f. Conceptual landscaping plans provide a minimum of 5% of surface parking areas 

to be devoted to planting areas as required by PC38 landscape standards and in 
compliance with Section 21.30.075 (Landscaping) of the NBMC. Condition of 
Approval No. 22 requires the landscape design to provide drought tolerant 
plantings, non-invasive plant species and water efficient irrigation.  

 
g. The Project proposes a minimum top of slab elevation of 20.0 feet based on the 

North American Vertical Datum of 1988 (NAVD 88), consistent with the approved 
building, which complies with the minimum 9.0-foot NAVD 88 top of slab elevation 
requirement. 

 
2. The Lower Campus of the Property is developed with a range of single-, two-, and three-

story medical buildings, a parking structure, temporary trailers, and a cogeneration 
facility. The proposed addition is consistent with the approved color scheme and 
compatible with the architectural design, building bulk, height and within scale of the 
approved medical building; and therefore, remains consistent with the existing Lower 
Campus’ pattern of development and complies with the height requirements specified in 
PC38.  
 

3. The Property is not located within 200 feet of the mean high tide line; therefore, a Coastal 
Hazards Report was not prepared for this Project. Additionally, the Property does not 
have an existing bulkhead and is not directly abutting the shoreline.   

 
4. The Property is located in an area known for the potential of seismic activity and 

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

5. A Geotechnical Study has been prepared by Verdantas, Inc., dated September 5, 2024, 
and an addendum dated September 19, 2024. The Project, inclusive of the approved 
building, has been designed consistent with the recommendations in the studies.  
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6. The Lower Campus is located adjacent to coastal view roads and coastal viewpoints as 
identified in the Coastal Land Use Plan (CLUP). The approved medical building is located 
approximately 140 feet southeast from Sunset View Park which is identified as a Public 
Viewpoint and below Sunset Park Lane which is identified as a Coastal View Road by the 
Coastal Land Use Plan. The proposed addition is located on the southeast portion of this 
medical building. Site evaluation revealed that the proposed two-story design, inclusive of 
addition and outdoor patios, is consistent with the existing pattern of development of the 
Lower Campus and will not affect the existing views afforded from Sunset Ridge Lane. The 
approved medical building is also located within the viewshed of other distance coastal 
viewpoints including Newport Island Park, Channel Park, and Cliff Drive Park; however, it 
is not visible from these locations due to the distance and intervening structures. The 
proposed addition would not result in any changes to the viewshed from any of these 
coastal viewpoints as it is consistent with the height of the approved medical building. The 
construction of proposed addition to the approved two-story medical building complies with 
all applicable Local Coastal Program (LCP) and PC38 development standards and 
maintains a building envelope consistent with the existing pattern of development of the 
Lower Campus. Therefore, proposed addition inclusive of the approved medical building, 
does not have the potential to degrade the visual quality of the Coastal Zone or result in 
significant adverse impacts to public views. 
 

7. Pursuant to Chapter 15.40 (Traffic Phasing Ordinance) of the NBMC, the Public Works 
Department, Transportation Division reviewed the Project’s scheduling program and found 
the Project is projected to produce an additional 7 average daily trips (ADT) from the 
approved medical building for a total of 296 ADT, which does not exceed the 300 ADT 
threshold, and therefore, no additional traffic analysis is required. The ADT is based on the 
proposed operations, which provides a realistic program to reflect the number of staff and 
patients at daily operating capacity.  

 
Finding: 
 
B. Conforms with the public access and public recreation policies of Chapter 3 of the 

Coastal Act if the project is located between the nearest public road and the sea or 
shoreline of any body of water located within the coastal zone. 

 
Facts in Support of Finding: 
 
1. The Property is not located between the nearest public road and the sea or shoreline. 
 
SECTION 4. DECISION. 
 
NOW, THEREFORE, BE IT RESOLVED: 
 
1. The Zoning Administrator of the City of Newport Beach hereby finds the Project complies 

with the California Environmental Quality Act (CEQA). 
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2. The Zoning Administrator of the City of Newport Beach hereby approves Coastal 
Development Permit No. PA2025-0177, subject to the conditions outlined in Exhibit “A”, 
which is attached hereto and incorporated by reference. 
 

3. This Resolution supersedes the Coastal Development Permit filed as PA2024-0188, 
which upon vesting of the rights authorized by this Coastal Development Permit, shall 
become null and void.  
 

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

 
PASSED, APPROVED, AND ADOPTED THIS 30TH DAY OFAPRIL 2026. 
 
_____________________________________ 
Liz Westmoreland, AICP, Zoning Administrator  
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EXHIBIT “A” 
 

CONDITIONS OF APPROVAL 
 

(Project-specific conditions are in italics)  

Planning Division 

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

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

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

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

 
5. This approval shall expire and become void unless exercised within 24 months from the 

date of approval as specified in Section 21.54.060 (Time Limits and Extensions) of the 
NBMC, unless an extension is otherwise granted. 

 
6. This Coastal Development Permit may be modified or revoked by the Zoning 

Administrator if determined that the proposed uses or conditions under which it is being 
operated or maintained are detrimental to the public health, and welfare or materially 
injurious to property or improvements in the vicinity or if the Property is operated or 
maintained to constitute a public nuisance. 
 

7. The total Entitlement Gross Floor Area, as defined by PC38, shall be limited to 36,986 
square feet, inclusive of 8,828 square feet for the proposed addition and 28,158 square 
feet for the medical building approved per PA2024-0188. Upon approval of the Project, 
the total building area for the Lower Campus shall be 244,391 square feet. 
 

8. The first floor of approved medical building, inclusive of the proposed addition, shall be 
20,319 square feet to accommodate the operation of a 38-bed short stay residential care 
program, 24 hours a day, seven days a week, where patients can stay up to 45 days.  
 

9. The second floor of approved medical building, inclusive of the proposed addition, shall 
be 16,667 square feet to support up to eight outpatient therapy group classrooms, from 
Monday to Friday, from 8:00 a.m. to 9:00 p.m. 
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10. The Project, inclusive of the proposed building addition and the approved medical 
building shall be limited to a height of 34 feet, 6 inches from grade and 54 feet, 6 inches 
above mean sea level and shall not exceed the height of the adjacent slope.  
 

11. A minimum of 2,387 parking spaces shall be provided on the Property for Hoag to 
maintain compliance with parking requirements specified in PC38, including the 
approved medical building and the proposed addition.   
 

12. All outpatient therapy sessions shall be conducted inside the approved medical building 
and proposed building addition. 

 
13. All proposed signs shall be in conformance with any approved Hoag Sign Program (Part 

VI of PC38) and provisions of Chapter 20.42 (Sign Standards) of the NBMC. 
 
14. Prior to the issuance of building permits, the Applicant shall submit a final lighting plan 

with a letter from a licensed electrical engineer stating that the Project complies with the 
requirements Section V.E (Lighting) and Section VII (Hoag Hospital Parking 
Regulations) of PC38 to minimize impacts to adjacent land uses. If 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. 

 
15. 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 a.m. and 6:30 p.m., Monday 
through Friday, and 8 a.m. and 6 p.m. on Saturday. Noise-generating construction 
activities are not allowed on Sundays or Holidays. 

 
16. All noise generated by the proposed use shall comply with the provisions of Section V.M 

(Noise Standards) of the PC38 and Chapter 10.26 (Community Noise Control) of the 
NBMC.  

17. A Special Events Permit is required for any event or promotional activity outside the 
normal operating characteristics of the approved use, as conditioned, or that would 
attract large crowds, involve the sale of alcoholic beverages, include any form of on-site 
media broadcast, or any other activities as specified in the NBMC to require such 
permits. 

 
18. 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. 
The trash enclosure shall have a decorative solid roof for aesthetic and screening 
purposes. 

 
19. 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 
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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). 
 

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

 
21. The discharge of any hazardous materials into storm sewer systems or receiving waters 

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

 
22. Debris from demolition shall be removed from work areas each day and removed from 

the Property within 24 hours of the completion of the Project. Stock-piles and 
construction materials shall be covered, enclosed on all sites, not stored in contact with 
the soil, and located as far away as possible from drain inlets and any waterway. 

 
23. Trash and debris shall be disposed in proper trash and recycling receptacles at the end 

of each construction day. Solid waste, including excess concrete, shall be disposed in 
adequate disposal facilities at a legal disposal site or recycled at a recycling facility. 
 

24. Prior to the issuance of building permits, the Applicant shall submit a final landscape 
and irrigation plan for compliance with Section VIII (Hoag Hospital Landscape 
Regulations) of PC38. These plans shall incorporate drought tolerant plantings, non-
invasive plant species, water efficient irrigation design and a minimum of 5% of surface 
parking areas devoted to planting areas. The plans shall be approved by the Planning 
Division. 
 

25. Prior to the issuance of building permits, the Applicant shall submit a construction 
management plan to include the proposed addition and approved medical building, to be 
reviewed and approved by the Community Development, Fire and Public Works 
Departments. Upon approval of the plan, the Applicant shall be responsible for 
implementing and complying with the stipulations set forth in the approved plan. 

 
26. All landscape materials and irrigation systems shall be maintained in accordance with 

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

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

 
A. The construction area shall be inspected for active nests. If birds are observed flying 

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

 
B. It is a violation of state and federal law to kill or harm a native bird. To ensure 

compliance, consider hiring a biologist to assist with the survey for nesting birds, and 
to determine when it is safe to commence construction activities. If an active nest is 
found, 2 or 1 short follow-up surveys will be necessary to check on the nest and 
determine when the nest is no longer active. 

 
28. Prior to the issuance of building permits, the Applicant shall pay any unpaid 

administrative costs associated with the processing of this application to the Planning 
Division. 
 

29. The Project, inclusive of the proposed addition and the approved medical building under 
construction, shall be in compliance with all applicable mitigation measures contained 
in Supplemental Final Environmental Impact Report (SEIR) (SCH No.19910071003). 
 

30. 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 leasing agent. 

31. To the fullest extent permitted by law, the applicant shall indemnify, defend and hold 
harmless the City, its City Council, its boards and commissions, officials, officers, 
employees, and agents from and against any 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 Hoag CareMar Medical Building Expansion including, 
but not limited to Coastal Development Permit filed as PA2025-0177. This 
indemnification shall include, but not be limited to, damages awarded against the City, if 
any, costs of suit, attorney’s fees, and other expenses incurred in connection with such 
claim, action, causes of action, suit, or proceeding whether incurred by the applicant, City, 
and/or the parties initiating or bringing the such proceeding. The applicant shall indemnify 
the City for all the City's costs, attorneys' fees, and damages that which City incurs in 
enforcing the indemnification provisions outlined in this condition. The applicant shall pay 
to the City upon demand any amount owed to the City under the indemnification 
requirements prescribed in this condition.  

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

 
33. Building height, area, and story shall comply with Chapter 5 of the 2022 California Building 

Code (CBC).  
 
34. Exterior wall and opening protection to the property line and between building shall comply 

with Table 705.5 and 705. 8 of the 2022 CBC. The plan shall show the assumed imaginary 
property line.  
 

35. Medical office shall comply with OSHPD-3 requirements per Section 1226 of the CBC. 
 

36. Residential treatment shall comply with Section R2.1 of Chapter 420 and 435 of the CBC.  
 

37. Accessible residential rooms shall comply with Section 11B-223.2.1 of the CBC. 
 

38. The group room occupancy load of shall be limited to 49 occupants.  
 

39. Plumbing fixture analysis shall comply with CPC Table 422.1. Accessible restrooms shall 
comply with Section 11B-213 of the CBC. 

 
40. Circulation paths continuous to vehicular traffic shall be physically separated from vehicular 

traffic per Section 11B-250.1. of the CBC. 
 

41. The ascending slope adjacent to the proposed building below shall set a distance of H/2 
minimum from the slope to provide protection from slope drainage, erosion and shallow 
failures. When a wall is proposed, the top of wall elevation may be subtracted from the 
total height of the slope to determine the “H” to compute H/2, this minimum building 
distance from the wall.  

 
Public Works Department 

 
42. Connections to the City water and sewer shall be installed per City Standards.  

 
43. Parking layout shall comply with City standard 805.  
 
44. Vehicular circulation shall be subject to further review by the Public Works Department. 

 
Fire Department  
 
45. Fire Department site and building access shall comply with Section 503 of the 2022 

California Fire Code (CFC) and Newport Beach Fire Department (NBFD) guideline C.01.  
 

46. Fire sprinklers shall be installed per with Section 903 of the CFC and NBFD guideline 
F.05 and Section 13 of the 2022 National Fire Protection Association (NFPA) standards.   
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47. Fire alarm shall be installed per Section 907 of the California Fire Code (CFC) 2022 and 

comply with the R2.1 requirements of Section 907.2.11 of the California Fire Code (CFC) 
2022 and 2022 National Fire Alarm and Signaling Code 72 (NFPA) standards.  
 

48. An Emergency Radio Response Communications System shall be installed per NBFD 
guideline D.05.  
 

49. A two-way communication system shall be installed at elevator landings.  
 

50. A fire underground supply line and onsite fire hydrants shall be required per Section 507 
of the CFC and NBFD guideline F.04.  
 

51. Mechanical retractable fabric awnings shall meet the requirement of Section 3105.4 of 
the CBC for flame propagation test methods. 

 
Utilities Department  

 
52. Prior to the issuance of building permits, the Applicant shall provide a water demand 

study and wastewater capacity study for the new building.  
 

53. The proposed storm drain lines shall be located on private property and maintained by 
the property owner.  
 

54. Prior to the issuance of building permits, the Applicant shall provide details showing the 
location, size, and material of sewer connections.  
 

55. Prior to the issuance of building permits, the Applicant shall provide a video survey of 
the sewer line if the proposed building will tie into the private sewer line to confirm line 
conditions. If defects or issues are found, the line will be required to be repaired, 
replaced or relined at the discretion of the Utilities Director.  
 

56. Prior the issuance of building permits, an inspection of the nearest manhole shall be 
required to determine if the manhole needs to be lined at the discretion of the Utilities 
Director.  
 

Municipal Operations Department  
 

57. Refuse enclosures shall be conveniently placed to meet the needs of the proposed 
building and be easily accessible for janitorial staff and meet the requirements listed in 
Section 20.30.120 (Solid Waste and Recyclable Materials Storage) of the NBMC. 

 
58. Internal source separation (trash, recycling, and organic food scrap containers) shall be 

implemented in communal dining, food preparation, and break areas. 
 

59. Tree height on slope of the Lower Campus shall not extend above the Sunset View Park 
sidewalk.  
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April 21, 2026 

 

Community Development Department 

City of Newport Beach  

100 Civic Center Drive 

Newport Beach, CA 92658 

 

 

RE:   Hoag Neuroscience Center 

  1 Hoag Drive, building 62 (Parcel no. 423-011-30, 423-011-28) 

 

 

 

Thank you for the opportunity to present the project to be located on the Hoag Hospital campus. This project description 

addresses the following items: 

 

Project Mission 

Project Overview & Scope 

Project Zoning (Compliance with Development Agreement) 

Site Design 

Building Design Compatibility & Scale 

Vehicle Access & Parking 

Landscaping 

Views  

Neighborhood Impact 

 

Project Mission 

This project is being developed to replace the services that are currently located on the Hoag Hospital upper campus in 

the 1965, 17,500 square feet, Building 5 adjacent to the main hospital entry. The original program was built over 10 years 

ago with the intent to expand the continuum of care for Hoag Neuroscience services, providing a short stay residential 

care program for Addiction Medicine. The program is an extension of the existing Acute Care Neuroscience and Addiction 

Medicine program that is in the hospital and admits patients for an average inpatient stay of 3-5 days. Patients are then 

transferred to the short stay residential care program where they are treated for 15-45 days. The current Hoag 

Neuroscience short stay residential program accommodates 21 patients in 6 shared bedrooms, with limited activity and 

group therapy spaces. The program provides outpatient services which consists of group therapy and patient consultation. 

Currently the outpatient services are located adjacent to the short-term residential program in the hospital. Along with the 

previously approved Coastal development permit (PA2024-0188) designed to support 28 residential beds and 6 outpatient 

group therapy classrooms, the proposed building expansion will further support 10 additional residential beds and 2 

additional outpatient group therapy classrooms. This brings the requested full buildout to 38 residential beds and 8 

outpatient group therapy classrooms. Residential bedrooms are supported by the addition of dining, group rooms, and 

consult spaces allowing Hoag to continue to provide quality care on the campus connected to the inpatient programs; right 

sized for short stay and outpatient programs. The new building will better serve the residents of Newport Beach and 

adjacent communities by providing comprehensive Neuroscience services in a state-of-the-art facility.  
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Project Overview & Scope of Work 

Plan Check (XC2025-5097,) which is already approved for approximately 28,158 entitlement gross square feet, Type II-A 

construction, fully sprinklered and supports B occupancy and R-2.1 occupancy functions remains largely the same. The 

scope of this narrative includes a two-story additional buildout with the proposed addition being approximately 8,828 

entitlement gross square feet, which includes 10 new residential beds on the first floor with dining, consult, and wellness 

rooms on the second floor, bringing the total proposed beds to 38 beds. The building will be located on the lower campus 

of the Hoag property adjacent to the existing Cogeneration Building 61, within the existing surface parking lot. The 

footprint of the new building will be built over existing surface parking stalls. Please refer to the below outline on parking 

and the parking count provided as part of the site plan document submittal. Hoag has not determined the future use of the 

existing 1965, 17,500 sf Building 5 which currently house these services. This building may be demolished or backfilled 

with other non-acute care services in the future. Modifications to the existing Building 5, will be addressed as a separate 

project with the city once Hoag determines the use.  

 

The building will support the following functions: three total units (38 beds total – 2 units totaling 28 beds in the prior 

approved Coastal Development Permit and an added unit of 10 beds) of short stay residential treatment for addiction 

medicine along with outpatient neuroscience programs licensed under the hospital license (CBC OSHPD-3). The short 

stay program will be located on the ground floor and operates 24/7. Many of the patients arrive at the facility after they 

have participated in the acute care 3 to 5-day program within the hospital. All patients are medically cleared, ambulatory, 

and are admit at their own will. When a patient arrives with their belongings, they enter the program through an intake 

process and are assigned a room. All rooms would be shared with a maximum of 2 beds per rooms with dedicated 

bathrooms. Patients will participate in daily programs and counseling. Each unit has a kitchenette where food will be 

delivered from the hospital to be served for meals and living room for daily activities. These spaces are connected to 

outdoor patios and walking areas. Integration of outdoor space to promote a healing experience is important. Group 

walking and outside exercise is part of the program. Outpatient services are located on the 2nd floor of the building. These 

programs support up to 8 (6 prior approved) classrooms for 10 participants per classroom and classes range depending 

on the patient needs, with one room remaining unused as flex space. The building will support two types of programs PHP 

(an all-day class, 5 days per week for 2 weeks) and IOP (3 days per week ranging from 2- 50 weeks). It is anticipated in 

the first 2-3 years of operation that the class sizes, scheduling, and trips generated will largely remain the same as 

currently provided on campus. Following the first several years of operation, Hoag intends to submit a revised schedule of 

classes to further expand outpatient services, which will revisit the overall trips generated to the site, which will be tied to 

future campus development. At that time, the City of Newport Beach shall re-evaluate the project trips generated to 

evaluate if further studies are required. Counseling and group activities are part of the programs. Lunches and snacks are 

served throughout the day. A dedicated outpatient program outdoor patio is provided at the second floor to support the 

outpatient activities, dining, and wellness programs. The outpatient services will run Monday-Friday 8am-9pm. A majority 

of the programs are full-day classes. In the first two to three-years (2027-2029/2030) Hoag anticipates the below schedule 

and volumes for outpatients and outpatient staff, which should be used to determine the traffic study. 
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Project Zoning 

The City’s General Plan designates the property as Private Institution (PT) which is intended to provide for privately 

owned facilities that serve the public. The Hoag campus is zoned Planned Community 38, Hoag Hospital. 

Development of the property is limited by the current Development Agreement No. 5, 94-0207276 approved November 

16, 2021, effective through September 15th 2040. The lower campus is situated in the coastal zone subject to the City’s 

Coastal Land Use Plan and Local Coastal Program Implementation Plan. The Coastal Land Use Plan designates the 

lower campus as PI-B.   

The new building will be developed on Parcel 2 (lower campus) with the intent to meet to all requirements outlined in 

the development agreement. Per the development agreement, lower campus will be developed around outpatient 

uses, residential care, and support services. Residential care is defined as “medically orientated residential units that 

do not require the acuity level generally associated with inpatient services but require overnight stays” and Outpatient 

Uses defined as “hospital patient services which do not require overnight stay”. The proposed lower campus uses align 
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with the development agreement pages 11 & 12. Under the Development Agreement, development is limited to 

1,343,238 sf. Adjustment of the development profile per Table 1, is permitted if the development limit (i.e. square feet) 

or trip generation for peak period (as identified in the Environmental Impact Report) established within each phase of 

development is not exceeded.  

The development agreement Table 1, Phase I, II, and III supports up to 577,889 square feet on lower campus.  

Current lower campus buildings: 

Hoag Cancer Center    65,000  sf  

Child Care Center    12,516  sf  * Current use is Outpatient 

Conference Center   91,000  sf   

Advanced Technology Pavilion   7,967  sf 

Cogeneration Plant   22,429  sf 

Temporary Modulars Offices  8,493  sf 

Total Existing Area:   207,405 sf 

(N) Neuroscience Building   36,986 sf 

(N) Total Lower Campus   244,556 sf    

 

Building Compatibility & Scale 

The building is oriented with maximum surface along the east/west axis allowing, maximizing the south solar 

orientation and protecting the outdoor patios from the south sun. The second-floor patio is screened for solar 

protection and privacy and is orientated south to maximize views and limit impact to the neighbors. This patio is utilized 

for outpatient programs, which run during regular business hours. The building articulation is clean and simple utilizing 

regional materials including a clean white stucco and a warm coastal wood composite panel. The massing of the 

building is regular in shape, with variation between the floor levels to support a more residential scale.   The overall 

building design aligns with the Hoag brand connecting back to the Southern California classic coastal design of the 

upper campus but introducing the warmth of the wood composite panel reflective of materiality seen throughout 

Newport beach. The overall design is timeless and sophisticated.   

Vehicle Access & Parking 

As indicated above the new building will be built on existing surface parking. As approved in the above noted Coastal 

Development permit, approximately, 200 parking stalls would be impacted to support the new building. As part of that 

permit 98 new stalls would be provided for a total loss of 102 parking stalls. As part of this proposed project, 13 total 

stalls will be restriped. Parking for the new building, per the Development Agreement is required at 1 stalls/1,000 sf for 

residential care facility and 2.31 stalls/1,000 sf for outpatient uses. While the program is not inpatient, the program is 

short stay residential beds, the function closely aligns with the types of spaces (beds) as provided in an inpatient use.  

Based on the above requirements and allocated areas per use, the full buildout of the building will require 60 parking 
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stalls to support the 36,948 gsf Neuroscience programs. Based on the previous 2010 parking study that was conducted 

by Hoag, the campus can support the loss of the surface parking and the new parking required for the new 

Neuroscience building and meet the required parking per the development agreement. Please refer to the 2010 study 

with comments/clarifications of revisions since 2010 included in parking summary as part of our initial drawing 

submittal. An updated parking study has been completed to validate that parking meets the requirements outlined in 

the approved development agreement. 

Vehicle access to the new building is from upper campus (the main hospital entry/access) as well as the campus entry 

along Pacific Coast Highway. Most of the vehicle access to the building will be staff and outpatient participants. 

Residential patients do not typically bring vehicles and are transferred from upper campus programs to lower campus 

via Hoag vehicles. In 2024, 88% of the inpatient residents were referred / transferred from the hospital program. The 

new project anticipates at least 85% of the residents will be referred / transferred from the hospital program. Since 

most of the outpatient programs 2-8 hours per day, trip generation for outpatients is minimal. Outpatient programs 

would anticipate 70 total one-way trips, in the first two years, generated by outpatient programs, all other vehicle 

access would be staff.  

Landscape 

Landscape will be detailed in alignment with the Landscape regulations. Parking lot trees will not be less than 15 

gallons, shrubs not less than 1 gallon, and ground cover will be planted in 1-gallon containers. Parking lot trees 

species will align with the existing campus trees. The landscape design has been developed utilizing drought-resistant 

native and naturalized vegetation and irrigation will be designed to avoid surface run off and overwatering.  

Views 

Per the development agreement, heights of new buildings are limited to a maximum range of 53- 63 feet above sea 

level to preserve the views of the adjacent residential property, Villa Balboa. The proposed building will be 2-stories in 

height with 15’ floor to floor heights and a maximum parapet height of 4.5’ for a total maximum building height of 34.5’ 

feet. The building will be located on grade, with a floor finish of 20’ above sea level.  

  20’ First Floor Finish Above Sea Level 

  34.5’ Maximum Building Height 

  54.5’ Total Height Above Sea Level  

Per the approved development agreement, major mechanical equipment will not be located on the roof of any lower 

campus structure. Buildings will have clean rooftops and all rooftop equipment will be concealed. The proposed project 

will have all mechanical equipment located on the 2nd floor of the building. And concealed with a roof overhead. Please 

refer to exterior elevations and roof plan for reference. Solar panels are required by Cal Green for the project, solar 

panels be located on the south side of the roof farthest from residential units. Panels will not be located above the 

maximum new building height.  

Neighborhood Impact 
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Consideration has been taken to reduce impact upon the adjacent neighborhood, specifically Villa Balboa. Lighting will be 

designed to minimize lighting spillage and glare to adjacent residential use. Screening of all equipment, as indicated 

above, and considerations for acoustical impact have been taken by locating all equipment interior of the building. The 

use of the building will generate less traffic than a typical outpatient or administrative building and travel to and from the 

building would take place predominantly during normal business hours, minimizing any vehicle acoustical impacts. This is 

an existing use on the Hoag campus that currently operates in the same capacity, but the new location will allow for 

improved patient experience. The use supports the community and is needed within the community. We don’t believe that 

new building will negatively impact the neighborhood, and that the service provided will be an amenity to the community. 

 

 

 

Sincerely,  

 

 

Boulder Associates, Inc.      

Darci Hernandez, AIA | Principal  
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SHRUB LIST
**Size *SpacingName WUCOLSAbbr.

AR Acacia redolens 'Desert Carpet' Desert Carpet Prostrate Acacia 1 gal. 60” o.c. L
BP Baccharis pilularis 'Pigeon Point' Dwarf Coyote Bush 1 gal. 48” o.c. L
RP Rosmarinus o. prostratus Prostrate Rosemary 1 gal. 36” o.c. L
SM Senecio mandraliscae Blue Chalk Sticks 1 gal. 15” o.c L
FM Festuca mairei Atlas Fescue 1 gal. 30” o.c. L
SL Salvia leucantha 'Santa Barbara' Santa Barbara Sage 5 gal. 24” o.c L
DR Dianella revoluta 'Baby Bliss' Baby Bliss™ Flax Lily 1 gal. 18” o.c. L
AB Aloe 'Blue Elf' Blue Elf Aloe 1 gal. 18” o.c. L
LS Lavandula stoechas Spanish Lavender 5 gal.   24” o.c. L
DV Dianella tasmanica 'Variegata' White Striped Tasman Flax Lily 5 gal.   24” o.c. M
CL Callistemon 'Little John' Dwarf Bottlebrush 5 gal. 30” o.c. L
DI Dietes iridioides Fortnight Lily 5 gal. 24” o.c. L
PN Pittosporum crassifolium 'Nana' Dwarf Karo 5 gal. 36” o.c. M
NO Nandina domestica 'Obsession' Obsession Nandina 5 gal. 30” o.c. L
AA Agave attenuata Foxtail Agave 5 gal. 36” o.c. L
AC Aloe camperi Nubian Aloe 1 gal. 30” o.c. L
LL Lomandra longifolia 'Breeze' Breeze Dwarf Mat Rush 5 gal. 30” o.c. L
LC Leymus c. 'Canyon Prince' Canyon Prince Wild Rye 1 gal. 30” o.c. L
PI Podocarpus 'Icee Blue' Icee Blue Yellowwood 15 gal. 48” o.c. M
HA Heteromeles arbutifolia Toyon 15 gal. 60"o.c. L
AU Arbutus unedo 'Compacta' Dwarf Strawberry Tree 15 gal. 48"o.c. L
CH Chilopsis linearis Desert Willow 15 gal. 72"o.c. L
PC Prunus caroliniana 'Compacta' Dwarf Laurel Cherry 15 gal. 48” o.c. M
MS Metrosideros collina 'Springfire' Lehua 15 gal. 36” o.c. M
PS Pittosporum t. 'Silver Sheen' Silver Sheen Kohuhu 15 gal. 36” o.c. M
BG Buxus x 'Green Gem' Green Gem Boxwood 5 gal. 24” o.c. M
DB Dudleya brittonii Chalk Dudleya 1 gal. 15" o.c. L

TREE LIST
Box CommentsName

48" Box Specimen 25'H x 25'WOlea europaea 'Wilsonii'
Wilson Fruitless Olive Tree

24" Box StandardAgonis flexuosa
Peppermint Tree

Size

36" Box StandardArbutus 'Marina' 
Marina Strawberry Tree

Preliminary Soil Testing Locations Shown Total (4) Locations- Final Location by Soil Consultant. 
See Soil Preparation Specification

24" Box StandardLophostemon confertus
Brisbane Box

48" Box StandardAcer palmatum
Japanese Maple

36" Box StandardCercis canadensis 'Forest Pansy'
Forest Pansy Redbud

36" Box StandardAfrocarpus falcatus
Fern Pine

24" Box Multi.Melaleuca nesophila
Pink Melaleuca

Low Branch

L

M

WUCOLS

L

M

M

M

M

L

20'H x 20'W

35'H x 25'W

35'H x 25'W

18'H x 15'W

25'H x 25'W

35'H x 15'W

25'H x 25'W

2
1

3
4
5
6

KEY NOTES

7

ENHANCED ENTRY DROP-OFF PAVING - CAST IN PLACE COLOR CONCRETE
BENCHES
TRASH RECEPTACLES
BOLLARDS AT DETECTABLE WARNING TRUNCATED DOME AREA
MODULAR WETLAND UNITS
BICYCLE RACKS
BICYCLE LOCKERS

8
9

10
11
12
13

ACCENT BOULDERS
TRASH ENCLOSURE AREA
METAL FENCE & GATE - 6' HIGH
RETAINING WALLS W/ METAL RAILING
ENHANCED PAVING -  NATURAL STONE
ENHANCED PAVING -  WOOD PATTERN TILES

14
15

OVERHEAD SHADE STRUCTURE
POT PLANTERS W/ ACCENT PLANTING

16
17

WATER FEATURE
SITE FURNITURE

18 SIGN WALL
19 STAFF PATIO
20 SITE LIGHTING
21 CONCRETE SEAT WALLS
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PLANT PALETTE /
REFERENCE IMAGES

TREE REFERENCE IMAGES

Olea europaea 'Wilsonii'
Wilson Fruitless Olive Tree

Agonis flexuosa
Peppermint Tree

Arbutus 'Marina' 
Marina Strawberry Tree

Lophostemon confertus
Brisbane Box

Acer palmatum
Japanese Maple

Cercis canadensis 'Forest Pansy'
Forest Pansy Redbud

Afrocarpus falcatus
Fern Pine

Melaleuca nesophila
Pink Melaleuca

Acacia redolens 'Desert Carpet'
Desert Carpet Prostrate Acacia

SHRUB & GROUND COVER REFERENCE IMAGES

Baccharis pilularis 'Pigeon Point'
Dwarf Coyote Bush

Rosmarinus o. prostratus
Prostrate Rosemary

Senecio mandraliscae
Blue Chalk Sticks

Festuca mairei
Atlas Fescue

Salvia leucantha 'Santa Barbara'
Santa Barbara Sage

Dianella revoluta 'Baby Bliss'
Baby Bliss™ Flax Lily

Aloe 'Blue Elf'
Blue Elf Aloe

Lavandula stoechas
Spanish Lavender

Dianella tasmanica 'Variegata'
White Striped Tasman Flax Lily

Callistemon 'Little John'
Dwarf Bottlebrush

Dietes iridioides
Fortnight Lily

Pittosporum crassifolium 'Nana'
Dwarf Karo

Nandina domestica 'Obsession'
Obsession Nandina

Agave attenuata
Foxtail Agave

Aloe camperi
Nubian Aloe

Lomandra longifolia 'Breeze'
Breeze Dwarf Mat Rush

Leymus c. 'Canyon Prince'
Canyon Prince Wild Rye

Podocarpus 'Icee Blue'
Icee Blue Yellowwood

Heteromeles arbutifolia
Toyon

Arbutus unedo 'Compacta'
Dwarf Strawberry Tree

Chilopsis linearis
Desert Willow

Prunus caroliana 'compacta'
Dwarf Laurel Cherry

Metrosideros collina 'Springfire'
Lehua

Pittosporum t. 'Silver Sheen'
Silver Sheen Kohuhu

Buxus x 'Green Gem'
Green Gem Boxwood

Dudleya brittonii
Giant Chalk Dudleya
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