
 
 

March 24, 2026 
Agenda Item No. 11 

NEWPORT BEACH PLANNING COMMISSION AGENDA 
CITY COUNCIL CHAMBERS – 100 CIVIC CENTER DRIVE 

THURSDAY, MARCH 19, 2026 
REGULAR MEETING – 6:00 P.M. 

 
 
 

I. CALL TO ORDER 
 

II. PLEDGE OF ALLEGIANCE 
 

III. ROLL CALL 
 

IV. PUBLIC COMMENTS 
Public comments are invited on non-agenda items generally considered to be within the subject matter 
jurisdiction of the Planning Commission.  Speakers must limit comments to three (3) minutes.  Before 
speaking, please state your name for the record and print your name on the blue forms provided at the 
podium. 

 
V. REQUEST FOR CONTINUANCES 

 
VI. CONSENT ITEMS 

 
ITEM NO. 1 MINUTES OF MARCH 5, 2026 

 
Recommended Action: Approve and file 

 
VII. PUBLIC HEARING ITEMS 

 
 
ITEM NO. 2 2350 BRISTOL STREET DRIVEWAY ACCESS (PA2025-0112) 

Site Location: 2350 Bristol Street 
 

Summary: 
 
In accordance with Section 20.54.070 (Changes to an Approved Project) of the Newport Beach 
Municipal Code (NBMC), the applicant requests a staff approval to allow employee and delivery 
vehicles to use the existing rear driveway on Zenith Avenue, finding the operation consistent 
with the original entitlements for the commercial office building, as issued by the Orange County 
Board of Supervisors on August 20, 1986 (Use Permit No. UP 86-21P and Site Development 
Permit No. SP 86-52P). Pursuant to Section 20.12.020 (Rules of Interpretation) of the NBMC, 
the Community Development Director is referring this decision to the Planning Commission to 
allow for additional notice and engagement of the affected surrounding property owners. 

 
 Recommended Actions: 
 

1. Conduct a public hearing; 
 

2. Find this project exempt from the California Environmental Quality Act (CEQA) pursuant 
to Article 18, Section 15270 (Projects Which Are Disapproved) of the CEQA Guidelines, 
because it has no potential to have a significant effect on the environment; and  

 



 
 

3. Adopt Resolution No. PC2026-008 denying the Staff Approval filed as PA2025-0112. 
 

 
ITEM NO. 3 NEWPORT PLACE PLANNED COMMUNITY DEVELOPMENT PLAN 

AMENDMENT (PA2025-0196) 
Site Location: Generally bounded by MacArthur Boulevard, Jamboree Road, 

Birch Street, and Bristol Street North 
 

Summary: 
 
An amendment to Newport Place Planned Community (PC-11) Development Plan to revise the 
minimum affordability percentage required within the Residential Overlay (Overlay) from 15% to 
6% for for-sale residential projects. 

 
 Recommended Actions: 
 

1. Conduct a public hearing; 
 

2. Find the Amendment is not subject to the California Environmental Quality Act (CEQA) 
under Sections 15060(c)(2) (the activity will not result in a direct or reasonably 
foreseeable indirect physical change in the environment) and 15060(c)(3) (the activity is 
not a project as defined in Section 15378) of the CEQA; and 

 
3. Adopt Resolution No. PC2026-009, recommending approval of a Planned Community 

Development Planned Amendment to revise the minimum percentage of inclusionary 
housing applicable to for-sale housing within the Residential Overlay of PC-11 to the 
City Council (PA2025-0196).  

 
 

ITEM NO. 4 TOBACCO RETAILER BUSINESS AND CIGAR LOUNGE ORDINANCE (PA2025-
0171) 
Site Location: Citywide 

 
Summary: 
 
Consistent with the City Council’s initiation on September 9, 2025, the proposed amendments 
to Title 5 (Business Licenses and Regulations), and Title 20 (Planning and Zoning) of the 
Newport Beach Municipal Code serve to establish comprehensive regulations related to 
permitting and operation for tobacco retail businesses and cigar lounges.  

 
 Recommended Actions: 
 

1. Conduct a public hearing; 
 

2. Find the Amendment is not subject to the California Environmental Quality Act (CEQA) 
pursuant to Section 21080.17 of the Public Resources Code and pursuant to Section 
15061(b)(3), the general rule that CEQA applies only to projects, which have the 
potential for causing a significant effect on the environment; and  

 
3. Adopt Resolution No. PC2026-010, recommending the City Council approve the code 

amendments collectively filed as PA2025-0171 establishing comprehensive regulations 
for tobacco retailer businesses and cigar lounges. 

 
 



 
 

VIII. STUDY SESSION 
 
 

ITEM NO. 5 STUDY SESSION ON THE NEWPORT BEACH 2050 GENERAL PLAN (PA2022-
080) 
Site Location: Citywide 

 
Summary: 
 
City staff will present relevant background and an overview of the status of the 
comprehensive General Plan Update with special focus on introducing the Final Draft 
GPUSC/GPAC General Plan Update, also referred to as the “Newport Beach 2050 General 
Plan.” This is a study session item only with no action required. It is anticipated the Planning 
Commission will review and consider recommending the Newport Beach 2050 General Plan 
for City Council approval at its meeting on April 23, 2026. 
 
Recommended Actions: 
 

1. Discuss and provide input or direction to staff.  
 
 
IX. STAFF AND COMMISSIONER ITEMS 

 
 
ITEM NO. 6 MOTION FOR RECONSIDERATION 
 
 
ITEM NO. 7 REPORT BY THE COMMUNITY DEVELOPMENT DIRECTOR OR REQUEST FOR 

MATTERS WHICH A PLANNING COMMISSION MEMBER WOULD LIKE PLACED 
ON A FUTURE AGENDA 

 
ITEM NO. 8 REQUESTS FOR EXCUSED ABSENCES 

 
 

X. ADJOURNMENT  


