
CITY OF NEWPORT BEACH 
ADMINISTRATIVE HEARING 
STAFF REPORT 

June 11, 2026 
Agenda Item No. 1 

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

PERMITS: X2020-2685, XR2023-0497, XR2024-0757 

SITE LOCATION: 2286 Channel Road 
  APPLICANT: Michael Messinger 
 PROPERTY 
OWNER: Wedge 3.0 LLC 
 BUILDING 
INSPECTOR: John Thornton, Building Inspector II 

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

PROJECT SUMMARY  

CONSTRUCT NEW SINGLE-FAMILY DWELLING WITH ATTACHED 3-CAR GARAGE. 

BUILDING PERMIT HISTORY  

This project first started with Permit X2020-2685 issued on May 9, 2022, with subsequent 
permits that have since expired.  Referenced permits above are subject to Newport Beach 
Municipal Code 15.02.095 with initial three year construction limit expiration date of May 
9, 2025. 

Permit XR2023-0497 is a supplemental permit to X2020-2685 to document a change of 
engineer and architect in addition to expanding the scope work to add 323 sq. ft. of living 
area, 1,366 sq. ft. deck and reduce the garage by 46 sq. ft. to the permit. 

Permit XR2024-0757 is a supplemental permit to X2020-2685 expanding the scope of 
work to add another 50 sq. ft. to the permit. 

• The first inspection was on April 24, 2024, for a pre-grading meeting.
• The last inspection was on April 27, 2026, for Vapor Barrier/Exterior Lath/Veneer Lath

inspection.
• Please refer to Attachment 1 for detailed permit history.
• Notice of pending Three-Year Construction Limit expiration was sent on March 11,

2025.
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• Please refer to Attachment 2 for detailed notice activities.

BUILDING OFFICIAL EXTENSION 

The chief building official granted an extension for a three-year construction time limit on 
May 5, 2025, with expiration date of May 9, 2026.  (Attachment 3). 

RECOMMENDATION 

1) Conduct a public hearing;

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

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

PUBLIC NOTICE 

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

ATTACHMENTS 

Attachment No. 1 – Building Permit History  
Attachment No. 2 – Three-Year Construction Limit Notice Activities 
Attachment No. 3 – Building Official Extension  

2



Attachment No. 1 
Building Inspection History 
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LINKED PERMIT INSPECTION HISTORY REPORT (2126-2020)
FOR CITY OF NEWPORT BEACH

Plan Check 11/18/2020Application Date:Permit Type: Owner: EDDIE & DEBBIE SMITH

ParcelNew 05/09/2022Work Class: Issue Date: 048 283 02

Approved 05/17/2022Expiration Date:Status: Address: 2286 CHANNEL RD

NEWPORT BEACH, CA
IVR Number:  146775

Scheduled 
Date

Inspection Type Inspection No. Inspection Status Primary Inspector
Reinspection

Required? Complete
Actual 

Start Date

Inspection Location: 2286 CHANNEL RD

Permit: M2023-0014

05/03/2023 05/03/2023 Footings and 

Foundation

iBLD-016099-2023 Partial Pass Jason Rudenick Yes Incomplete

06/08/2023 06/08/2023 Footings and 

Foundation

iBLD-021300-2023 Approved Jason Rudenick No Complete

Reinspection of iBLD-016099-2023

09/21/2023 09/21/2023 Final Inspection iBLD-036051-2023 Approved Jason Rudenick No Complete

Permit: N2022-0522

01/11/2023 01/12/2023 Rough Utilities iPW-021937-2022 Approved Kevin O'Campo No Complete

Permit: X2020-2685

04/24/2024 04/24/2024 Call Inspector for 

Pre-Grading Meeting

iBLD-015644-2024 Approved Bill Tuman No Complete

09/06/2024 09/06/2024 Footings and 

Foundation

iBLD-034592-2024 Approved Charles Wilson No Complete

09/06/2024 Slab On Grade iBLD-034369-2024 Approved Charles Wilson No Complete

09/06/2024 Ufer Ground iBLD-034371-2024 Approved Charles Wilson No Complete

12/04/2024 12/04/2024 Shear and Hold 

Downs

iBLD-047315-2024 Correction Chad Shelton Yes Complete

12/05/2024 12/04/2024 Roof Framing, 

Sheathing & Bldg 

Height

iBLD-047587-2024 Correction Chad Shelton Yes Complete

05/15/2025 05/15/2025 Floor Framing & 

Sheathing

iBLD-019266-2025 Approved Chad Shelton No Complete

05/15/2025 Roof Framing, 

Sheathing & Bldg 

Height

iBLD-019265-2025 Approved Chad Shelton No Complete

Reinspection of iBLD-047587-2024

05/15/2025 Shear and Hold 

Downs

iBLD-019264-2025 Approved Chad Shelton No Complete

Reinspection of iBLD-047315-2024

07/14/2025 07/14/2025 Rough Plumbing & 

Pan Test

iBLD-028001-2025 Correction Chad Shelton Yes Complete

07/14/2025 Vapor Barrier/Exterior 

Lath/Veneer Lath

iBLD-027622-2025 Correction Chad Shelton Yes Complete

07/15/2025 07/15/2025 Fireplace Throat iBLD-028264-2025 Not Ready for 

Inspection

Chad Shelton Yes Complete

07/15/2025 Gas Pipe Rough iBLD-028265-2025 Approved Chad Shelton No Complete

07/15/2025 Rough Electric 

Residential

iBLD-028262-2025 Correction Chad Shelton Yes Complete
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LINKED PERMIT INSPECTION HISTORY REPORT (2126-2020)

Plan Check 11/18/2020Application Date:Permit Type: Owner: EDDIE & DEBBIE SMITH

ParcelNew 05/09/2022Work Class: Issue Date: 048 283 02

Approved 05/17/2022Expiration Date:Status: Address: 2286 CHANNEL RD

NEWPORT BEACH, CA
IVR Number:  146775

Scheduled 
Date

Inspection Type Inspection No. Inspection Status Primary Inspector
Reinspection

Required? Complete
Actual 

Start Date

07/15/2025 Rough 

HVAC/Mech/Fireplace

iBLD-028263-2025 Correction Chad Shelton Yes Complete

07/31/2025 07/31/2025 Rough Plumbing & 

Pan Test

iBLD-030268-2025 Approved Chad Shelton No Complete

Reinspection of iBLD-028001-2025

08/06/2025 08/06/2025 Fireplace Throat iBLD-031404-2025 Approved Chad Shelton No Complete

Reinspection of iBLD-028264-2025

08/06/2025 Rough Electric 

Residential

iBLD-031402-2025 Approved Chad Shelton No Complete

Reinspection of iBLD-028262-2025

08/06/2025 Rough 

HVAC/Mech/Fireplace

iBLD-031403-2025 Approved Chad Shelton No Complete

Reinspection of iBLD-028263-2025

08/11/2025 08/11/2025 Complete Framing iBLD-031829-2025 Correction Chad Shelton Yes Complete

08/11/2025 Vapor Barrier/Exterior 

Lath/Veneer Lath

iBLD-031828-2025 Partial Pass Chad Shelton Yes Incomplete

Reinspection of iBLD-027622-2025

09/09/2025 09/09/2025 Complete Framing iBLD-037519-2025 Not Ready for 

Inspection

Chad Shelton Yes Complete

Reinspection of iBLD-031829-2025

09/09/2025 Insulation/Densglass iBLD-036425-2025 Partial Pass Chad Shelton Yes Incomplete

09/18/2025 09/18/2025 Complete Framing iBLD-039039-2025 Approved Chad Shelton No Complete

Reinspection of iBLD-037519-2025

09/18/2025 Drywall Fire Caulk iBLD-038558-2025 Partial Pass Chad Shelton Yes Incomplete

09/18/2025 Insulation/Densglass iBLD-039040-2025 Approved Chad Shelton No Complete

Reinspection of iBLD-036425-2025

03/18/2026 03/18/2026 Area Drains iBLD-011760-2026 Approved Bruce Jalili No Complete

03/18/2026 Gas Pipe 

Underground

iBLD-012052-2026 Correction Bruce Jalili Yes Complete

04/27/2026 04/27/2026 Drywall Fire Caulk iBLD-019264-2026 Approved Chad Shelton No Complete

Reinspection of iBLD-038558-2025

04/27/2026 Vapor Barrier/Exterior 

Lath/Veneer Lath

iBLD-019265-2026 Approved Chad Shelton No Complete

Reinspection of iBLD-031828-2025

Permit: XR2023-0497

08/16/2024 08/16/2024 Under Slab Floor 

Mechanical

iBLD-031297-2024 Approved Chad Shelton No Complete

09/30/2024 09/30/2024 Floor Framing & 

Sheathing

iBLD-037705-2024 Approved Charles Wilson No Complete

Permit: XR2024-0757

07/22/2024 07/22/2024 Sewer iBLD-027726-2024 Approved Chad Shelton No Complete

07/22/2024 Soil Pipe iBLD-027371-2024 Approved Chad Shelton No Complete
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LINKED PERMIT INSPECTION HISTORY REPORT (2126-2020)

Plan Check 11/18/2020Application Date:Permit Type: Owner: EDDIE & DEBBIE SMITH

ParcelNew 05/09/2022Work Class: Issue Date: 048 283 02

Approved 05/17/2022Expiration Date:Status: Address: 2286 CHANNEL RD

NEWPORT BEACH, CA
IVR Number:  146775

Scheduled 
Date

Inspection Type Inspection No. Inspection Status Primary Inspector
Reinspection

Required? Complete
Actual 

Start Date

07/22/2024 Under Slab/Floor 

Plumbing

iBLD-027725-2024 Approved Chad Shelton No Complete

08/16/2024 08/16/2024 Under Slab Floor 

Mechanical

iBLD-031290-2024 Approved Chad Shelton No Complete

10/16/2024 10/16/2024 Floor Framing & 

Sheathing

iBLD-040294-2024 Partial Pass Chad Shelton Yes Incomplete

02/18/2025 02/18/2025 Other - Plumbing iBLD-005844-2025 Approved Eric Strobel No Complete

02/24/2025 02/24/2025 Gas Pipe Rough iBLD-006971-2025 Approved Chad Shelton No Complete

02/24/2025 Rough Plumbing & 

Pan Test

iBLD-006829-2025 Correction Chad Shelton Yes Complete

07/14/2025 07/14/2025 Vapor Barrier/Exterior 

Lath/Veneer Lath

iBLD-027473-2025 Correction Chad Shelton Yes Complete

11/05/2025 11/05/2025 Rough Plumbing & 

Pan Test

iBLD-047080-2025 Approved Chad Shelton No Complete

Reinspection of iBLD-006829-2025

11/05/2025 Shower Lath iBLD-046754-2025 Approved Chad Shelton No Complete
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Attachment No. 2 
Three-Year Construction Limit Notice Activities 
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PERMIT ACTIVITY REPORT (X2020-2685)
FOR CITY OF NEWPORT BEACH

Activity CommentsActivity NumberActivity NameActivity TypeCreated Date Created By

10/31/2023

Phone Call ACT-002532-2023 LM with GC, request update 

prior to permit expiring.

Jason Rudenick

Email ACT-002533-2023 GC Michael Terry, has 

provided an update, revised 

plans are with NB, he is 

working on a renewal. Permit 

is ok to renew.

Jason Rudenick

Generic Activity Request submitted ACT-002535-2023 Request submitted 

10/31/2023. See files

Susan Yamada

11/02/2023

Generic Activity Approval ACT-002557-2023 Approved per TT Susan Yamada

03/11/2025

Generic Activity ACT-001026-2025 posted 3 year notice at site. Chad Shelton

03/13/2025

Generic Activity ACT-001059-2025 emailed contractor again for 

verification if he received the 

3 year form for extension 

and when to meet to discuss 

process. again reminded of 

45 day deadline to file.

Chad Shelton

03/18/2025

Generic Activity ACT-001139-2025 reached out to leave vm and 

email again for gc to go over 

3 year requirements on form. 

awaiting response. letter 

previously posted on jobsite.

Chad Shelton

03/26/2026

Generic Activity ACT-001250-2026 contractor emailed building 

official extension app, but 

unfortunately needs to fill out 

hearing officer app due to 

max extension from building 

official already granted. 

Emailed correct form and 

instructions to fill out.

Chad Shelton

03/07/2025

Generic Activity ACT-000965-2025 emailed 3 year letter and 

extension form to GC Mike 

Terry, as well as explained 

process over phone. 

awaiting his email response.

Chad Shelton

04/29/2026
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PERMIT ACTIVITY REPORT (X2020-2685)

Activity CommentsActivity NumberActivity NameActivity TypeCreated Date Created By

Generic Activity ACT-001808-2026 contractor emailed hearing 

officer app but still needs to 

pay for it and missing 

information regarding 

comprehensive completion 

schedule and supporting 

documents for delay

Chad Shelton

05/11/2026

Generic Activity Stop Work Posted ACT-002042-2026 stop work posted on 

05.11.26 due to project still in 

hearing officer review and 

permit in expired status

John Thornton

05/16/2025

Generic Activity 3-YEAR DEADLINE 

EXTENSION

ACT-001953-2025 MAILED & EMAILED 

APPROVED 3-YEAR 

CONSTRUCTION LIMIT 

EXTENSION TO PROPERTY 

OWNER

Debi Schank

05/04/2026

Generic Activity ACT-001905-2026 owner submitted correct 

form for hearing officer app. 

placed on SL desk.

Chad Shelton

05/05/2025

Generic Activity APPLICATION SUBMITTED ACT-001791-2025 Tonee Thai

Generic Activity Building Official Extension 

Approved

ACT-001792-2025 3-YEAR CONSTRUCTION 

TIME LIMIT 365 DAYS TOTAL 

EXTENSION GRANTED.  

PERMIT SHALL EXPIRE ON 

05/09/2026 UNLESS AN 

ADDITIONAL EXTENSION IS 

GRANTED BY HEARING 

OFFICER.

Tonee Thai

09/26/2023

Phone Call ACT-002136-2023 Talked with project manager, 

appears possible delay in 

construction. Deadman and 

seawall Permit final 9/21/23.

Jason Rudenick
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PERMIT ACTIVITY REPORT (XR2023-0497)
FOR CITY OF NEWPORT BEACH

Activity CommentsActivity NumberActivity NameActivity TypeCreated Date Created By

10/07/2025

LOCKSTEP PERMIT WORK 

IN PROGRESS

X2020-2685 Brigitte Donahugh

04/01/2025

LOCKSTEP PERMIT WORK 

IN PROGRESS

X2020-2685 Kayla Hudson

04/14/2026

LOCKSTEP PERMIT WORK 

IN PROGRESS

X2020-2685 Cole Cooper

04/29/2024

LOCKSTEP PERMIT WORK 

IN PROGRESS

see x2020-2685 Chad Shelton

05/27/2025

LOCKSTEP PERMIT WORK 

IN PROGRESS

X2020-2685 Mark Christian

05/05/2025

Generic Activity Building Official Extension 

Approved

ACT-001793-2025 3-YEAR CONSTRUCTION 

TIME LIMIT 365 DAYS TOTAL 

EXTENSION GRANTED.  

PERMIT SHALL EXPIRE ON 

05/09/2026 UNLESS AN 

ADDITIONAL EXTENSION IS 

GRANTED BY HEARING 

OFFICER.  SEE PERMIT 

X2020-2685.

Tonee Thai
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PERMIT ACTIVITY REPORT (XR2024-0757)
FOR CITY OF NEWPORT BEACH

Activity CommentsActivity NumberActivity NameActivity TypeCreated Date Created By

10/07/2025

LOCKSTEP PERMIT WORK 

IN PROGRESS

X2020-2685 Brigitte Donahugh

03/31/2026

LOCKSTEP PERMIT WORK 

IN PROGRESS

X2020-2685 Cole Cooper

05/05/2025

Generic Activity Building Official Extension 

Approved

ACT-001794-2025 3-YEAR CONSTRUCTION 

TIME LIMIT 365 DAYS TOTAL 

EXTENSION GRANTED.  

PERMIT SHALL EXPIRE ON 

05/09/2026 UNLESS AN 

ADDITIONAL EXTENSION IS 

GRANTED BY HEARING 

OFFICER.  SEE PERMIT 

X2020-2685.

Tonee Thai

07/03/2025

LOCKSTEP PERMIT WORK 

IN PROGRESS

X2020-2685 Mark Christian
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Attachment No. 3 
Building Official Extension 
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